NEIGHBORHOOD  COMMERCIAL 
REZONING  STUDY 

L?OOUM£r4T8  DEPT. 
MAR  2  4  1983 


SAN  FKAfStClSCO 


24 TH  STREET-  NOE  VALLEY 
\.      NEIGHBORHOOD  COMMERCIAL  DISTRICT 

MARCH  1983 
D      ^  Proposal  for  Citizen  Review 

REF 

sa52nt"  ^  Francisco  Department  of  City  Planning 


PUBLIC  LIBRARY 

REFERENCE 

BOOK  \ 

i 

Not  U)  be  taken  from  the  Library 


JAN  0  8  1996 


SAN  FRANCISCO  PUBLIC  LIBRARY 


3  1223  03962  0605 
EXECUTIVE  SUMMARY 


ZONING  PROPOSAL 

The  Department  of  City  Planning  presents  for  citizen  review  a  proposal  to 
establish  the  24th  Street-Noe  Valley  Neighborhood  Commercial  District.  This 
report  describes  Department  recommendations  to  identify  separate  boundaries 
and  controls  for  24th  Street  which  are  designed  to  meet  the  specific  and 
unique  needs  of  that  district. 

In  January  of  this  year  the  Department  published  the  Proposed  New  Article  of 
the  Planning  Code  For  Neighborhood  Commercial  Districts  which  introduced  and 
explained  Article  7;  a  proposal  to  update,  clarify  and  reformat  the  existing 
neighborhood  commercial  district  categories,  controls  and  procedures  into  a 
new  section  of  the  code.    This  new  Article  provides  the  ability  to  initiate  an 
individual  Neighborhood  Commercial  District,  applying  a  standard  set  of  zoning 
control  categories  in  conjunction  with  specialized  procedures. 

After  months  of  comprehensive  and  exhaustive  data  collection  and  tabulation, 
land  use  analysis,  community  outreach  and  fine  tuning  efforts,  the  Department 
has  completed  the  necessary  research  required  to  make  the  following  evalu- 
ations. 


•  A  separate  24th  Street-Noe  Valley  Neighborhood  Commercial  District  is 
necessary  to  respond  to  certain  land  use  problems  and  needs  in  the 
area. 

•  The  boundaries  most  appropriate  for  this  new  district  are  generally 
Diamond  to  Chattanooga. 

•  The  24th  Street-Noe  Valley  Neighborhood  Commercial  District  is 
intended  to  provide  for  a  mixture  of  convenience  and  comparison 
shopping  goods  and  services  to  a  predominantly  local  market  with 
primarily  retail  sales  and  personal  services  at  the  street  level,  some 
office  uses  on  the  second  story,  and  residential  use  almost  exclu- 
sively on  the  third  and  above  stories.    Special  controls  for  24th 
Street-Noe  Valley  are  designed  to: 
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—  Preserve  the  existing  small  scale  development  along  24th 
Street-Noe  Valley  to  assure  new  development  is  compatable 
with  the  present  neighborhood  commercial  character  and 
surrounding  residential  density  of  the  area. 

—  Preserve  the  existing  upper  story  housing  units  on  24th 
Street,  accommodate  limited  office  growth  on  the  second 
story  compatable  with  the  existing  residential  character, 
and  encourage  future  mixed  use  development. 

—  Prevent  additional  traffic  and  congestion  on  an  already 
overburdened  linear  commercial  strip  by  prohibiting  drive- 
up  and  certain  auto-related  uses. 

—  Regulate  the  location,  distribution,  and  proliferation  of 
certain  potentially  troublesome  commercial  uses,  namely 
bars,  restaurants,  liquor  stores,  amusement  enterprises, 
cabarets,  hotels,  and  financial  offices,  in  order  to 
maintain  the  variety  and  mix  of  retail  sales  and  personal 
services  along  the  commercial  strip  and  to  control  the 
problems  of  traffic,  congestion,  noise,  and  late  night 
acti  vi ty. 

In  conjunction  with  the  recommendations  for  the  24th  Street-Noe  Valley 
Neighborhood  Commercial  District  boundaries  and  controls  the  Department  of 
City  Planning  has  completed  an  environmental  and  economic  assessment  of  the 
proposed  control  changes  presented  in  this  report.    Both  the  environmental 
evaluation  and  economic  assessment  are  based  on  the  differences  established 
between  the  proposed  controls  and  the  existing  RC-1  zoning  with  consideration 
given  to  the  interim  special  use  district  controls  which  have  been  in  effect 
for  three  years. 

ENVIRONMENTAL  EVALUATION 

The  environmental  evaluation  was  prepared  in  accordance  with  the  California 
Environmental  Quality  Act  (CEQA).    It  compares  the  proposed  controls  to  the 
existing  environment  in  assessing  the  potential  environmental  effects  which 
could  occur  under  the  proposed  zoning.    The  analysis  focuses  on  the  following 
categories  of  effects:    land  use;  population,  employment  and  housing; 
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trdnsportation  and  circulation;  noise;  air  quality  and  climate;  visual  qual- 
ity; energy;  and  utilities  and  public  services.    It  analyzes  the  potential 
effects  generated  under  the  theoretical  and  realistic  development  scenarios 
which  could  occur  under  the  proposed  zoning.    The  evaluation  concludes  that 
the  proposed  zoning  would  not  have  a  significant  effect  on  the  environment. 

ECONOMIC  ASSESSMENT 

The  economic  assessment  considers  the  range  of  potential  economic  impacts  that 
could  result  on  24th  Street  due  to  the  proposed  zoning  control  changes.  Zon- 
ing control  categories  are  considered  for  possible  economic  impact  on  three 
specific  areas--new  construction;  commercial  expansion  in  existing  buildings; 
and  type,  location,  and  mix  of  uses. 

The  impacts  of  changes  in  zoning  can  be  described  in  terms  of  how  different 
interests  in  the  community  would  be  affected.    What  is  a  viewed  as  desirable 
by  one  group  can  be  viewed  by  another  as  undesirable,    (eg.    upper  story  com- 
mercial controls  can  be  viewed  as  a  means  to  preserve  existing  housing  or  the 
loss  of  opportunity  for  commercial  expansion  in  existing  buildings).    In  an 
effort  to  address  all  community  interests  a  wide  range  of  district  effects 
have  been  discussed. 

The  assessment  is  that  no  potential  significant  economic  impact  is  expected  in 
the  24th  Street-Noe  Valley  district  as  a  result  of  the  proposed  zoning 
changes.    This  is  primarily  because  those  controls  which  have  the  greatest 
potential  effect  on  the  impact  categories  do  not  represent  a  significant 
change  from  the  underlying  zoning. 
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INTRODUCTION 


This  report  presents  and  explains  the  Department  of  City  Planning's  recommen- 
dations to  establish  permanent  boundaries  and  zoning  controls  for  the  24th 
Street-Noe  Valley  neighborhood  commercial  district. 

Two  earlier  documents  have  detailed  various  aspects  of  the  Neighborhood  Com- 
mercial Rezoning  Study.  The  first  report,  titled  Proposed  Zoning  Framework, 
was  released  in  March  1982  and  specified  a  plan  by  which  controls  and  proce- 
dures currently  applicable  to  neighborhood  commercial  districts  could  be  com- 
prehensively updated,  clarified,  and  reformatted.  The  second  report,  titled 
Proposed  Article  of  the  Planning  Code  for  Neighborhood  Commercial  Districts, 
was  published  in  January  1983  and  provided  a  description  of  how  the  reformat- 
ted Code  will  look  and  work  after  it  is  implemented. 

By  using  the  standard  set  of  zoning  categories  referenced  therein,  it  is  now 
possible  to  develop  an  individual  package  of  zoning  controls  for  24th  Street 
that  responds  to  this  area's  unique  problems,  needs,  and  character.    As  a  re- 
sult of  many  months  of  staff  and  community  interaction,  data  collection,  and 
refinement  of  the  district-specific  recommendations,  this  report  discloses 
that  package  of  controls  the  Department  believes  would  be  most  appropriate  for 
the  24th  Street-Noe  Valley  district. 

This  report  includes  two  chapters  which  evaluate  the  potential  effects  of  the 
proposed  zoning  changes  for  the  24th  Street-Noe  Valley  neighborhood  commercial 
district.    An  environmental  chapter  evaluates  the  potential  environmental  im- 
pacts as  required  by  the  California  Environmental  Quality  Act  of  1976.  Addi- 
tionally, an  economic  assessment  chapter  examines  the  potential  economic  ef- 
fects that  proposed  control  changes  could  have  on  the  district. 

To  summarize  briefly  the  contents  of  this  report,  the  following  sentence  sum- 
maries are  provided  for  each  of  its  subsequent  chapters: 

I.      LOCATION,  DESCRIPTION,  AND  BOUNDARIES 

Provides  some  of  the  locational  aspects  and  physical  param- 
eters of  the  24th  Street-Noe  Valley  neighborhood  as  well  as 
the  boundaries  of  the  existing  commercial  district. 
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II.      HISTORICAL  ZONING  PERSPECTIVE 

Presents  the  existing  controls  now  in  effect  along  24th  Street 
and  the  historical  context  through  which  they  have  been  de- 
rived over  the  past  decade. 

III.      DATA  ANALYSIS 

Profiles  the  mix  of  land  uses,  both  current  and  over  the  past 
four  years,  in  the  24th  Street  district  as  well  as  other  rele- 
vant information  including  linear  frontage  distribution, 
building  scale,  lot  development  patterns,  rear  yard  usage, 
economic  characteristics,  transportation  characteristics,  off- 
street  parking,  on-street  parking,  transit  accessibility, 
traffic  volume,  and  special  use  district  case  history. 

IV.      NEIGHBORHOOD  CONCERNS 

Examines  many  of  the  issues  surrounding  commercial  uses  within 
the  Noe  Valley  neighborhood  and  some  of  the  problems  associ- 
ated with  them  for  both  local  merchants  and  residents. 


V.  RECOMMENDATIONS 

Discusses  the  recommendations  both  to  establish  a  separate 
neighborhood  commercial  district  for  24th  Street-Noe  Valley 
and  to  modify  the  district's  existing  boundaries  and  zoning 
controls. 

VI.      ENVIRONMENTAL  EVALUATION 

Evaluates  the  potential  environmental  effects  of  the  Depart- 
ment proposal  to  establish  permanent  boundaries  and  controls 
for  24th  Street-Noe  Valley. 

VII.     ECONOMIC  ASSESSMENT 

Assesses  the  potential  economic  impacts  of  the  proposed  zoning 
control  changes  on  new  construction,  commercial  expansion,  and 
the  type,  location,  and  mix  of  commercial  uses. 
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CHAPTER  I 

LOCATION,  DESCRIPTION,  AND  BOUNDARIES 


LOCATION 

As  shown  in  Figure  1,  the  Noe  Valley  neighborhood  is  located  near  the  geo- 
graphic center  of  San  Francisco,  situated  east  of  Twin  Peaks,  south  of  Eureka 
Valley,  west  of  the  Mission  district,  and  northeast  of  Diamond  Heights. 
Visually,  it  can  be  characterized  by  the  interaction  of  its  older,  colorful 
Victorian  housing  stock,  the  rectangular  grid  pattern  of  its  blocks,  and  the 
bowl-shaped,  concaving  topography  which  gives  the  area  its  spatial  identity. 
The  slopes  which  form  the  natural  valley  generally  extend  upward  gently  in 
each  direction  from  its  lowermost  points  along  and  near  24th  Street,*  but  are 
especially  pronounced  to  the  north  (Dolores  Heights)  and  the  southwest. 
DESCRIPTION 

Given  its  proximity  to  the  surrounding  neighborhood,  24th  Street  has  long  been 
the  primary  shopping  district  for  Noe  Valley  residents.    While  it  still  re- 
tains its  neighborhood  orientation,  24th  Street  is  increasingly  frequented  by 
visitors  from  outside  the  area,  attracted  to  both  its  quiet,  relaxed  ambience 
and  its  remarkably  complete  selection  of  goods  and  services.    Choices  avail- 
able to  the  shopper  range  from  laundromats,  delicatessens,  and  outdoor  cafes 
to  sheet  music  stores,  stylish  boutiques,  and  picture  framing  shops.  Compari- 
son goods  are  also  available  to  a  limited  extent.    Most  of  the  uses  are  small 
and  are  located  on  the  ground  stories  of  old  but  well-maintained  buildings 
with  residential  units  above. 

BOUNDARIES 

Approximately  one-half  mile  in  length,  the  commercially-zoned  portion  of  24th 
Street  now  extends  from  Diamond  Street  on  the  west  to  Chattanooga  Street  on 
the  east,  including  a  segment  of  Castro  Street  frontage  extending  southward 
from  24th  Street  about  one  and  a  half  blocks.    Figure  2  shows  the  general 
boundaries  of  the  existing  commercial  district.    All  totaled,  24th  Street-Noe 


In  this  report,  24th  Street  refers  to  the  24th  Street-Noe  Valley  neighbor- 
hood commercial  district  unless  otherwise  indicated. 
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FIGURE  1 

NOE  VALLEY  FROM  A  CITYWIDE  PERSPECTIVE 
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SAN       FRANCISCO        DEPARTMENT       OF       CITY  PLANNING 


I  ■  

COMMUNITY      AREA      LAND     USE  STUDY 

FIGURE  2 

24th  street  existing  commercial  district 
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SAN        FRANCISCO         DEPARTMENT         OF         CITY  PLANNING 


Valley  provides  about  7700  feet  of  commercial  frontage  and  supports  approxi- 
mately 194  commercial  uses. 

Appendix  A  of  this  report  includes  a  larger  scale  map  which  delineates  the 
specific  blocks  and  lots  within  the  existing  24th  Street  neighborhood  commer- 
cial district.    It  also  presents  and  discusses  the  recommended  modifications 
in  the  district  boundaries. 

This  report  also  addresses  the  commercial  uses  which  are  located  within  close 
proximity  to  the  existing  24th  Street  commercial  district,  including  an  RC-1- 
zoned  commercial  cluster  located  at  the  intersection  of  Douglass  and  24th 
Streets  and  two  residential ly-zoned  commercial  uses  (non-conforming  uses)  ad- 
jacent to  the  commercial  strip.  They  are  also  identified  and  profiled  in  Ap- 
pendix A. 
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CHAPTER  II 
HISTORICAL  ZONING  PERSPECTIVE 


24th  Street,  like  many  of  San  Francisco's  older  neighborhood  commercial  dis- 
tricts, developed  along  a  city  streetcar  line,  long  before  the  widespread  use 
of  the  private  automobile.    This  early  commercial  strip  catered  primarily  to 
the  frequent  and  recurring  needs  of  local  Noe  Valley  residents.    24th  Street 
originated  as  a  mixed  use  street  and  in  most  cases,  the  ground  story  store- 
fronts had  upper  story  residential  uses. 

STREET  ORIENTATION  CHANGES 

Over  the  past  ten  years,  24th  Street's  trade  area  has  broadened  considerably, 
attracting  and  serving  both  local  residents  and  citywide  shoppers.    This  can 
be  attributed  to  both  an  increase  in  automobile  usage  as  well  as  changes  in 
customer  spending  patterns.    As  a  result,  24th  Street  has  experienced  recent 
rapid  commercial  growth  and  new  business  opportunities  have  been  created. 

The  most  obvious  and  dramatic  increase  in  commercial  activity  on  the  street 
has  been  in  eating  and  drinking  establishments,  boutiques,  and  specialty  shops 
catering  to  a  citywide  clientele.    Additionally,  there  has  been  an  overall  in- 
crease in  the  number  of  financial,  medical,  and  other  business  offices. 

These  new  establishments  have  stimulated  economic  growth  on  24th  Street  and  as 
a  result,  attractive  storefronts  now  flourish  and  increased  business  activity 
is  shared  by  all  of  the  street's  merchants.    Recently,  however,  both  merchants 
and  residents  of  Noe  Valley  have  complained  that  24th  Street  is  losing  its 
neighborhood  orientation  and  suffering  from  a  much  too  rapid  rate  of  commer- 
cial expansion.    The  most  commonly  cited  problems  include:    increased  noise 
and  congestion  caused  by  the  high  concentration  of  bars  and  restaurants,  par- 
king shortages,  conversion  of  residences  to  commercial  use,  and  loss  of  neigh- 
borhood-oriented goods  and  services. 

Evidence  of  this  concern  for  the  Noe  Valley  neighborhood  community  emerged 
during  the  Residential  Zoning  Study,  undertaken  by  the  Department  of  City 
Planning  between  1974  and  1978.    However,  because  the  primary  scope  of  this 
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study  was  limited  to  residential  land  use,  not  all  the  neighborhood  commercial 
problems  cited  above  could  be  resolved. 

The  one  issue  which  was  addressed  in  the  context  of  that  study  was  residential 
use  within  neighborhood  commercial  districts.    24th  Street,  like  other  neigh- 
borhood commercial  districts  enjoying  rapid  commercial  growth  in  retail  activ- 
ity also  experienced  increased  demand  for  upper  story  commercial  space.  In 
most  cases  the  conversions  of  upper  story  units  on  24th  Street  were  from  resi- 
dential to  office  use. 

RC-1  REZONING 

Residential  and  business  groups  in  Noe  Valley,  concerned  with  the  preservation 
of  the  existing  housing  units,  requested  a  zoning  change  from  C-2  to  RC-1.  In 
June  1978,  the  Board  of  Supervisors,  responding  to  this  concern  to  preserve 
housing  on  24th  Street,  adopted  permanent  RC-1  zoning  controls,  requiring  con- 
ditional use  authorization  for  all  upper  story  commercial  uses. 

However,  the  RC-1  zoning  reclassification  was  a  limited  response,  unable  to 
resolve  many  commercial  problems  on  24th  Street  such  as  the  proliferation  of 
bars,  restaurants,  fast  food  establishments,  financial  offices,  and  cabaret 
permits  along  with  problems  associated  with  an  increase  in  the  number  of  these 
types  of  commercial  uses,  including  late  night  activity,  noise,  traffic,  par- 
king, and  congestion.    Merchants  and  residents,  believing  that  the  prolifer- 
ation of  eating  and  drinking  establishments  had  already  resulted  in  a  loss  of 
necessary  neighborhood-oriented  goods  and  services,  were  concerned  that  if 
left  unchecked,  these  trends  would  result  in  less  opportunity  for  retail  di- 
versity on  24th  Street. 

Therefore,  later  that  same  year  (1978),  Noe  Valley  neighborhood  groups  asked 
the  Board  of  Supervisors  for  and  received  adoption  of  a  temporary  moratorium 
on  permits  for  all  bars,  restaurants,  places  of  entertainment,  dance  halls, 
and  cabarets  until  the  Department  could  complete  a  study  of  24th  Street  and 
develop  a  set  of  appropriate  controls. 

INTERIM  SPECIAL  USE  DISTRICT  OVERLAY  ADOPTED 

In  October  1979,  the  Department  completed  an  extensive  study  of  ten  neighbor- 
hood commercial  districts  and  published  the  Neighborhood  Commercial  Conserva- 
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tion  and  Development  report  recommending  special  use  district  controls  for 
24th  Street-Noe  Valley  as  well  as  nine  other  districts:    Union  Street,  Upper 
Fillmore  Street,  Sacramento  Street,  Haight  Street,  Upper  Market  Street  West, 
Upper  Market  Street  East,  Castro  Street,  Valencia  Street,  and  24th  Street- 
Mission. 

On  17  July  1980,  the  City  Planning  Commission  adopted  the  special  use  district 
controls  as  an  overlay  onto  the  existing  RC-1  base  district  for  24th  Street. 
The  24th  Street-Noe  Valley  Special  Use  District  was  initiated  on  an  interim 
basis  in  an  effort  to  provide  both  immediate  relief  to  neighborhood  commercial 
problems  as  well  as  a  means  by  which  to  evaluate  such  a  system  over  a  set  pe- 
riod of  time. 

To  summarize,  the  special  use  overlay  includes  both  new  controls  and  new  pro- 
cedures for  24th  Street.    New  controls  include  commercial  floor  area  and  fron- 
tage controls,  special  use  thresholds  (regulating  number  of  bars,  restaurants, 
fast  food  establishments,  off-sale  liquor  permits,  and  financial  offices),  and 
controls  on  certain  other  sensitive  commercial  uses  enforced  with  special  use 
procedures. 

Over  the  past  two  years,  both  the  permanent  RC-1  district  and  the  interim  spe- 
cial use  district  controls  have  been  in  effect  on  24th  Street.    These  controls 
have  provided  a  means  to  regulate  commercial  development  on  the  street.  The 
RC-1  district  provides  the  underlying  zoning  controls  while  the  special  use 
district  overlay  supplements  this  base  district  with  additional  regulations. 
The  special  use  overlay  provides  a  process  which  includes  neighborhood  groups 
in  the  review  of  special  use  applications  for  new  or  expanding  commercial  uses 
and  provides  the  administrative  remedy  whereby  business  people  can  apply  for 
special  use  permits  and  be  assured  a  public  hearing  to  state  their  case. 

However,  the  two-layered  system  on  24th  Street  with  both  RC-1  and  special  use 
controls  has  also  proved  to  be  complicated  and  difficult  to  administer.  Be- 
cause of  the  inherent  problems  with  certain  RC-1  zoning  standards,  the  Depart- 
ment has  often  faced  difficult  interpretations  or  enforcement  problems.  In 
addition,  the  two  sets  of  controls,  when  combined,  can  be  confusing  to  under- 
stand and  explain,  especially  in  cases  where  they  conflict. 
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NEIGHBORHOOD  COMMERCIAL  REZONING  STUDY 

The  Department  commenced  this  study  in  1981,  in  response  to  the  conditions  de- 
scribed above.    The  principal  objective  of  the  study  was  to  develop  a  citywide 
neighborhood  commercial  zoning  framework  with  the  flexibility  to  address  the 
needs  of  individual  districts. 

The  Neighborhood  Commercial  Rezoning  Study  (NCRS)  has  attempted  to  consider 
neighborhood  commercial  districts  in  a  comprehensive  manner,  recognizing  the 
full  range  of  issues  and  problems.    In  March  1982,  the  Department  published 
the  first  NCRS  report  titled  Proposed  Zoning  Framework,  which  outlined  the 
proposal  to  update  the  Planning  Code  text  for  neighborhood  commercial  dis- 
tricts.   This  report  identified  and  examined  a  list  of  zoning  categories  and 
controls  for  neighborhood  commercial  districts. 

In  January  1983,  after  ten  months  of  staff  and  community  interaction  and  re- 
finement of  the  initial  recommendation,  the  Department  published  the  Proposed 
Article  of  the  Planning  Code  for  Neighborhood  Commercial  Districts,  a  proposal 
to  initiate  Article  7,  a  new  section  of  the  Code  designed  solely  for  neighbor- 
hood commercial  districts. 

This  proposal,  complete  with  a  new  set  of  standardized  zoning  categories  and 
zoning  procedures,  included  the  Department's  recommendation  to  update,  clari- 
fy, and  reformat  the  existing  neighborhood  commercial  use  districts,  including 
the  C-1,  C-2,  C-M,  RC-1,  RC-2,  RC-3,  RC-4,  and  Union  Street  districts  into 
this  new  Article  7  of  the  the  Planning  Code.    In  that  proposal,  the  base  RC-1 
district  was  reformatted  into  Article  7  as  §  710.    This  section  of  the  Code 
lists  the  permanent  underlying  zoning  controls  for  24th  Street-Noe  Valley. 
However,  the  interim  special  use  district  controls  were  retained  on  an  interim 
basis  until  the  next  phase  of  the  study  could  be  completed.    This  report  con- 
stitutes that  next  phase  for  24th  Street-Noe  Valley. 

24TH  STREET  BOUNDARIES  AND  CONTROLS  REPORT 

The  Department  has  now  completed  the  necessary  review  and  evaluation  of  the 
interim  24th  Street  Special  Use  District  overlay  controls.    Department  staff 
has  implemented  the  interim  special  use  controls  for  24th  Street  and  nine  oth- 
er neighborhood  commercial  districts  for  the  past  two  years.    The  experience 
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and  data  provided  over  this  time  have  been  incorporated  into  the  Neighborhood 
Commercial  Rezoning  Study  determination  of  the  viability  of  special  use  con- 
trols and  the  finalization  of  permanent  zoning  controls. 

Analysis  of  existing  and  interim  controls,  analysis  of  data  regarding  condi- 
tions and  needs,  and  a  survey  of  resident  and  merchant  views  indicate  that  the 
current  RC-1  district  controls  (§  710)  are  insufficient  for  the  commercial 
strip.    Therefore,  the  Department  recommends  that  24th  Street  be  established 
as  an  individual  neighborhood  commercial  use  district  within  Article  7  with 
separate  boundaries  and  zoning  controls  which  differ  in  a  number  of  instances 
from  the  controls  that  apply  to  RC-1  districts. 

The  individual  controls  recommended  by  the  Department  for  24th  Street  are  the 
focus  of  this  report  and  may  be  found  in  Chapter  V. 
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CHAPTER  III 
DATA  ANALYSIS 


Summarized  in  this  chapter  is  information  on  land  uses  and  trends  since  1979, 
as  well  as  other  factors  such  as  linear  frontage  distribution,  building  scale, 
lot  development  patterns,  rear  yard  usage,  economic  characteristics,  transpor- 
tation characteristics,  off-street  parking,  on-street  parking,  transit  acces- 
sibility, traffic  volume,  and  special  use  district  case  history. 

LAND  USE 

The  24th  Street  commercial  district  has  become  increasingly  appealing  to  visi- 
tors from  outside  the  neighborhood.    This  growth  stems,  in  part,  from  the 
great  variety  of  goods  and  services  available  there.    As  Table  1  illustrates, 
there  were  184  active  and  10  vacant  commercial  uses  within  the  district  when 
surveyed  in  December  1982.    The  overwhelming  majority  of  them  (79%)  were  in- 
volved in  retail  sales  or  the  provision  of  personal  services.    The  remaining 
commercial  uses  were  primarily  offices  of  various  types. 

Eating  and  drinking  establishments  make  up  23%  of  all  the  district's  retail 
uses,  with  the  inventory  currently  standing  at  twenty-nine  restaurants  and  six 
bars.    The  restaurant  category  can  be  further  subdivided  into  fifteen  full- 
service  restaurants,  nine  self-service  restaurants,  and  five  take-out  food  es- 
tablishments.   There  are  a  total  of  ten  entertainment  permits  (e.g.  billiard 
parlors,  mechanical  amusement  devices,  and  places  of  entertainment)  which  are 
issued  by  the  San  Francisco  Police  Department  and  nineteen  establishments  cur- 
rently selling  alcoholic  beverages  for  on-site  consumption.    These  are  often 
the  businesses  which  attract  night-time  visitors  and,  as  a  result  of  this  in- 
flux of  patrons,  increase  traffic  congestion  and  the  parking  demand  on  nearby 
residential  streets  during  the  early  evening. 

Groceries  and  liquor  stores  make  up  another  11%  of  the  retail  segment  within 
the  district.    The  neighborhood  and  larger  San  Francisco  community  are  served 
by  the  street's  three  supermarkets,  three  smaller  markets,  and  an  additional 
six  stores  offering  specialty  foods  (e.g.  quiche  shops,  meat  markets,  uncooked 
pasta,  fresh  produce,  cheese,  etc.).    There  are  currently  five  liquor  stores 
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TABLE  1 
24TH  STREET-NOE  VALLEY 
LAND  USE  INVENTORY 
DECEMBER  1982 

COMMERCIAL  USES  194 

RETAIL  SALES  AND  PERSONAL  SERVICES  153 
Eating  and  Drinking  Establishments  35 
Restaurants  and  Take-Out  Foods  29 
Bars  6 
Entertainment  without  Food  or  Liquor  0 
Total  Entertainment  Permits  10* 
Total  On-Site  Alcohol  Beverage  Sales  19* 

Groceries,  Liquor  Stores  17 
General  Groceries  6 
Specialty  Groceries  6 
Liquor  Stores  5 
Total  Off-Site  Alcohol  Beverage  Sales  15* 

Other  Retail  Sales  and  Personal  Services  101 

Antique,  Second-Hand  Stores  1 

Automotive  3 

Home  Furnishings,  Appliances,  &  Repair  2 

Beauty,  Hair  17 

Books,  Stationary,  Records,  etc.  8 

Clothes,  Accessories,  Shoes,  &  Repair  20 

Florist,  Nursery  4 

Gallery,  Framing  3 

Gifts  6 

Hardware,  Building  Materials  2 

Laundry,  Dry  Cleaning  9 

Pharmacy,  Variety,  Dept.,  Discount  4 

Photo,  Art  Supplies,  Studios  5 

Trade  Shops  4 

Vacant  Storefronts  6 

Other  Retail  Sales  and  Services  7 

OFFICES  38 

Financial  Offices  4 

Business  Offices  21 

Medical  Offices  6 

Social  Service  Offices  3 

Vacant  Offices  4 

OTHER  COMMERCIAL  USES  3 

RESIDENTIAL  USES  392 

GROUND  STORY  AND  BELOW  47 

SECOND  STORY  203 

THIRD  STORY  AND  ABOVE  141 

GROUP  HOUSING  1 

INSTITUTIONAL  USES  2 

PARKING  1 

TOTAL  NUMBER  OF  USES  589 

*     Not  included  in  the  totals  to  avoid  double  counting. 
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along  the  commercial  corridor.    A  total  of  fifteen  establishments  currently 
engage  in  the  sale  of  alcoholic  beverages  for  off-site  consumption. 

Retail  stores  line  24th  Street  with  stylish  clothing  boutiques,  beauty  and 
hair  salons,  and  book  stores.    These  stores  are  clean  and  attractive  to  street 
trade.    Of  the  remaining  one  hundred  and  one  uses  (66%  of  total  retail),  twen- 
ty sell  clothes,  accessories,  or  shoes  (20%),  seventeen  are  hair  styling  or 
fitness  salons  (17%),  and  eight  are  book  or  record  stores  (8%).  Neighborhood 
retail  services  include  nine  self-service  laundries  and  dry  cleaning  estab- 
lishments (9%)  and  one  shoe  repair  shop.    At  last  count,  there  were  six  vacant 
storefronts  on  the  street  giving  it  a  retail  vacancy  rate  of  4%  of  storefronts 
available  for  retail  sales  and  personal  services.    Retail  uses  along  the 
street  have  generally  been  confined  to  the  ground  story  as  there  are  only 
three  of  these  businesses  (2%)  on  the  second  story  and  none  on  the  third  story 
or  above. 

The  thirty-eight  offices  in  the  Noe  Valley  district  constitute  20%  of  its  com- 
mercial uses.    Unlike  retail  uses,  which  are  primarily  restricted  to  the 
ground  story,  offices  have  been  allowed  to  expand  into  the  upper  stories,  pri- 
marily to  the  second  story.    There  are  currently  twenty-one  offices  on  the 
ground  story,  fourteen  on  the  second,  and  three  on  the  third  story. 

A  majority  of  the  district's  offices  (twenty-one)  can  be  consolidated  under 
the  general  category  of  business  offices  which  includes  five  legal,  ten  real 
estate,  two  tax  offices,  and  four  other  miscellaneous  business  offices.  Ad- 
ditionally, there  are  six  medical  offices,  four  banks  and  savings  and  loans, 
and  three  social  service  agencies.  At  last  count,  four  second-story  offices 
were  found  to  be  vacant,  giving  the  office  sector  along  24th  street  a  10.5% 
vacancy  rate. 

There  are  two  private  institutions  within  the  24th  Street-Noe  Valley  neighbor- 
hood commercial  district.    The  most  visible  is  the  Segunda  Iglesia  Bautista 
(Second  Spanish  Baptist  Church)  which  occupies  seventy-five  feet  of  frontage 
in  the  central  portion  of  the  street.    One  private  school,  the  Synergy  School, 
is  located  on  the  Castro  Street  portion  of  the  district. 
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In  December  1982,  there  were  a  total  of  391  dwelling  units  on  24th  Street:  47 
units  were  found  to  be  located  on  the  ground  story,  203  second-story  units  and 
141  units  on  the  third  and  fourth  stories,  translating  to  12%,  52%,  and  36% 
respectively.    Additionally,  the  St.  Phillips  Church  Convent  complex  occupies 
four  lots  within  the  district  and  constitutes  the  street's  only  example  of 
group  housing. 

If  the  total  number  of  commercial  establishments  (including  the  vacant  commer- 
cial storefronts)  are  added  to  the  other  non-residential  uses  and  compared 
with  the  total  number  of  residential  units,  the  residential  uses  exceed  the 
commercial  uses  by  almost  two  to  one. 

LAND  USE  TRENDS 

Table  2  profiles  the  recent  land  use  trends  on  24th  Street  at  three  different 
intervals:    August  1979,  February  1980,  and  December  1982.    Upon  initial  exam- 
ination, it  would  appear  that  24th  Street  has  experienced  a  tremendous  rate  of 
growth  over  the  last  four  years.    Since  August  1979,  the  data  indicate  that 
the  total  number  of  uses  increased  from  482  to  589,  a  22%  gain. 

However,  a  large  portion  of  this  gain  (80%)  can  be  attributed  to  survey  error 
among  residential  units  during  the  initial  data  collection  in  August  1979. 
During  the  December  1982  count,  every  lot  was  closely  scrutinized,  and  as  a 
result,  eighty-seven  additional  residential  units  were  found,  primarily  on  the 
second  story.    Most  often,  these  units  were  located  at  the  rear  of  the  lots 
and  were  only  accessible  through  secondary  entrances.    In  cases  where  there 
was  uncertainty,  the  number  of  units  was  confirmed  by  asking  merchants  or  res- 
idents of  the  building  in  question  or  by  contacting  the  owner. 

Among  commercial  uses,  there  has  been  a  12%  increase  (twenty-two)  in  the  ac- 
tual number  of  establishments,  both  retail  and  office,  over  the  past  three 
years.    Of  these,  fifteen  can  be  traced  to  either  new  construction  or  signifi- 
cant alterations  which  have  occurred  on  the  street.    For  example,  the  Noe  Val- 
ley Mall  alone  added  nine  additional  uses  to  the  street. 

In  the  retail  and  personal  services  sector,  some  explanation  is  needed  with 
regard  to  the  increase  of  twelve  restaurants  and  fast  food  outlets  and  its 
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TABLE  2 
24TH  STREET-NOE  VALLEY 
LAND  USE  TRENDS 
AUGUST  1979-DECEMBER  1982 


Land  Use  Categories 


■Aug. 79-    -Jan. 80-    -Dec. 82- 


COMMERCIAL  USES  172 

RETAIL  SALES  AND  PERSONAL  SERVICES  140 
Eating  and  Drinking  Establishments  24 

Restaurants  and  Take-Out  Foods  17 
Bars  6 
Entertainment  without  Food  or  Liquor  1 

Total  Entertainment  Permits  *9 

Total  On-Site  Alcoholic  Beverage  Sales  *19 

Groceries,  Liquor  Stores  23 
General  Groceries  8 

Specialty  Groceries  11 
Liquor  Stores  4 

Total  Off-Site  Alcoholic  Beverage  Sales  *16 

Other  Retail  Sales  and  Personal  Services  93 
Antique,  Second-Hand  Stores  2 
Automotive  2 
Home  Furnishings,  Appliances,  &  Repair  2 

Beauty,  Hair  10 

Books,  Stationary,  Records,  etc.  14 

Clothes,  Accessories,  Shoes,  &  Repair  12 
Florist,  Nursery  2 
Gallery,  Framing  1 
Gifts  8 
Hardware,  Building  Materials  2 

Laundry,  Dry  Cleaning  12 

Pharmacy,  Variety,  Dept.,  Discount  4 
Photo,  Art  Supplies,  Studios  2 
Trade  Shops  3 
Vacant  Storefronts  7 

Other  Retail  Sales  and  Services  10 


175 

142 
24 


18 
6 
0 
*9 
★  19 

8 

n 

4 

*16 

( 

2 
2 

2 

10 
13 
12 
2 
1 
8 
2 
12 
4 
3 
3 
8 
11 


23 


95 


194 

153 
35 

29 
6 
0 

*10 
*19 

17 

6 
6 
5 

*15 

101 
1 
3 
2 

17 

8 
20 

4 

3 

6 

2 

9 

4 

5 

4 

6 

7 


OFFICES 

29 

30 

38 

Financial  Offices 

3 

3 

4 

Business  Offices 

19 

19 

21 

Medical  Offices 

4 

5 

6 

Social  Services 

3 

3 

3 

Vacant  Offices 

0 

0 

4 

OTHER  COMMERCIAL  USES 

3 

3 

3 

RESIDENTIAL  USES 

307 

305 

392 

GROUND  STORY  AND  BELOW 

50 

49 

47 

SECOND  STORY 

137 

119 

203 

THIRD  STORY  AND  ABOVE 

119 

119 

141 

GROUP  HOUSING 

1 

1 

1 

INSTITUTIONAL  USES 

2 

2 

2 

PARKING 

1 

1 

1 

TOTAL  NUMBER  OF  USES 

482 

483 

589 

Not  included  in  the  totals  to  avoid  double  counting. 
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relationship  with  the  decrease  of  seven  grocery  stores.    Before  adoption  of 
the  Proposed  Article  of  the  Planning  Code  for  Neighborhood  Commercial  Dis- 
tricts, food  serving  establishments  regulated  by  the  Department  had  been  lim- 
ited to  two  categories,  restaurants  and  fast  food  establishments,  where  food 
service  and  preparation  was  defined  as  the  principle  use.    However,  that  defi- 
nitional distinction  failed  to  include  certain  establ i shments--namely  retail 
and  specialty  groceri es--that  were  also  actively  engaged  in  serving  prepared 
foods  over  the  counter  (e.g.  delicatessens  or  bakeries). 

In  an  effort  to  correct  this  discrepancy,  the  definitions  for  these  uses  were 
expanded,  resulting  in  three  new  food  serving  categories--ful 1 -service  restau- 
rants, self-service  restaurants,  and  take-out  food  establishments.    Under  the 
new  categories,  seven  general  and  specialty  groceries  became  either  restau- 
rants or  take-out  food  establishments  resulting  in  an  increase  of  twelve  eat- 
ing establishments  over  the  past  four  years  while  the  number  of  grocery  stores 
decreased  by  seven.    However,  even  without  the  definitional  change,  five  ad- 
ditional restaurants  opened  on  the  street,  a  30%  increase. 

Over  the  last  three  years,  major  increases  were  noted  in  some  categories  with- 
in the  other  retail  sales  and  personal  services  component  while  others  showed 
marked  declines.    Noticeable  gains  were  posted  by  beauty  parlors  and  hair  sa- 
lons (from  ten  to  seventeen),  clothing  and  accessory  boutiques  (from  twelve  to 
twenty),  and  photo  processing,  art  supplies,  and  studios  (from  two  to  five). 
Reductions  occurred  within  the  book,  stationary,  and  record  stores  (from  four- 
teen to  eight),  gift  stores  (from  eight  to  six),  and  in  the  laundering  and  dry 
cleaning  establishments  (from  twelve  to  nine). 

There  has  been  a  31%  increase  (nine)  in  the  number  of  offices  since  August 
1979.    One  additional  financial  office  (the  Wells  Fargo  limited  service  bank), 
two  additional  business  offices,  and  two  medical  offices  have  been  added  du- 
ring this  time.    However,  most  of  the  increase  in  offices  can  be  attributed  to 
the  addition  of  four  vacant  second-story  offices,  three  of  which  are  in  the 
Noe  Valley  Mall  complex. 

LINEAR  FRONTAGE  DISTRIBUTION 

In  addition  to  the  land  use  data  tabulations  by  numbers  of  establishments, 
surveys  were  conducted  to  determine  the  amount  of  linear  commercial  frontage 
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devoted  to  particular  types  of  usage.  Table  3  summarizes  the  results  of  these 
surveys. 

Of  the  total  7664  feet  of  district  frontage,  66%  is  being  used  for  commercial 
uses.    About  14%  of  the  total  frontage  in  the  commercial  corridor  is  taken  up 
by  either  bars  or  restaurants.    Another  10%  was  attributed  to  grocery  and  li- 
quor stores--supermarkets  comprising  5%;  specialty  groceries  2%.    Of  the  re- 
maining retail  uses,  clothing  stores,  laundering  establishments,  and  beauty 
salons  took  up  the  most  commercial  frontage,  accounting  for  5%,  4%,  and  3% 
respectively.    Banks  made  up  about  3%  of  the  ground  story  footage  while  other 
types  of  office  uses  comprised  6%.    Institutional  uses  and  parking  accounted 
for  another  2%.    Thirty-two  percent  was  attributed  to  residential  uses,  inclu- 
ding residential  off-street  parking  spaces  and  garages.    The  balance  (32%)  was 
attributed  to  other  retail  sales  and  personal  services. 

BUILDING  SCALE 

There  are  approximately  166  buildings  in  the  24th  Street-Noe  Valley  neighbor- 
hood commercial  district.    Although  there  are  only  162  lots  in  the  district, 
seven  of  the  lots  contain  two  buildings.    An  additional  three  lots  are  va- 
cant.   These  range  in  height  from  one-story  buildings  to  four-story  struc- 
tures.   The  results  of  a  survey  of  building  heights  may  be  found  in  Table  4. 

Twenty-two  buildings  on  24th  Street  are  single-story  structures,  accounting 
for  13%  of  the  total.    The  most  prevalent  types  of  buildings  are  two-  and 
three-story  structures,  with  sixty-six  and  seventy  buildings  noted  respec- 
tively, each  accounting  for  40%  and  42%  of  the  total.    In  addition,  there  are 
also  eight  four-story  buildings  comprising  5%  of  the  total. 

Generally,  there  seems  to  be  a  greater  preponderance  of  two-  and  three-story 
buildings  along  the  western  portion  of  the  commercial  strip  while  the  eastern 
blocks  contain  more  one-  and  two-story  buildings.    Additionally,  sixty-five, 
or  42%,  of  the  buildings  contain  basements  or  some  type  of  subterranean  space 
beneath  the  ground  level. 
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TABLE  3 
24TH  STREET-NOE  VALLEY 
LINEAR  FRONTAGE  DISTRIBUTION 
DECEMBER  1982 


%  of  Total    Frontage  in  Feet 
COMMERCIAL  USES  66  4W 

RETAIL  SALES  AND  PERSONAL  SERVICES  55  4200 
Eating  and  Drinking  Establishments                   14  1087 

Full-Service  Restaurants  5  403 

Self-Service  Restaurants  4  278 

Take-Out  Food  Establishments  3  198 

Bars  2  158 

Groceries,  Liquor  Stores  10  789 

Small  Markets  1  116 

Supermarkets  5  366 

Specialty  Groceries  2  140 

Liquor  Stores  2  167 

Other  Retail  Sales  and  Personal  Services         31  2374 

Automotive  2  150 

Home  Furnishings,  Appliance,  and  Repair    0  31 

Beauty,  Hair  3  260 

Books,  Stationary,  Records,  etc.  2  132 

Clothes,  Accessories,  Shoes,  and  Repair    5  .358 

Dry  Cleaning  1  83 

Florists,  Nurseries  1  77 

Galleries,  Framing  2  187 

Gifts  1  58 

Hardware,  Building  Materials  1  46 

Laundering  4  323 

Pharmacy  1  105 

Photo,  Art  Supplies,  Studios  1  66 

Trade  Shops  2  127 

Vacant  Storefronts  2  163 

Variety  Stores  1  50 

Other  Retail  Sales  and  Serivces  2  158 

OFFICES  10  745 

Business  3  210 

Financial  3  257 

Legal  1  39 

Medical  1  93 

Real  Estate  2  109 

Social  Services  0  26 

Vacant  0  11 

OTHER  COMMERCIAL  1  45 

RESIDENTIAL  USES  32  2393 

DWELLINGS  31  2288 

GROUP  HOUSING  1  105 

INSTITUTIONAL  USES  1  106 

PARKING  1  75 


TOTAL  FRONTAGE  OF  USES  100%  7664 
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TABLE  4 
24TH  STREET-NOE  VALLEY 
BUILDING  SCALE 
DECEMBER  1982 


Scale  of  Building  by  Story 


n  1  n  A 1^ 

B  lock 

One-Story 

Two-Story 

Three-Story 

Four-Story 

Total 

2830 

0 

0 

1 
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1 
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q 

1 
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6505 

0 

4 

0 

0 

4 
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1 

15 

8 

2 

26 
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Cm 

1  ] 

8 

0 

21 

6508 

4 

9 

6 

0 

19 

6509 

3 

8 

5 

0 

16 

6510 

1 

4 

1 

0 

6 

6538 

1 

1 

0 

0 

2 

6539 

1 

1 

0 

1 

3 

TOTAL 

22 

66 

70 

8 

166 

%  OF  TOTAL 

13 

40 

42 

5 

100 

LOT  DEVELOPMENT  PATTERNS 

The  lots  in  the  24th  Street-Noe  Valley  neighborhood  commercial  district  gener- 
ally follow  a  predictable  pattern.    Along  24th  Street  proper,  most  of  the  lots 
are  114  feet  deep  as  they  extend  half  the  width  of  the  blocks  in  each  direc- 
tion towards  the  nearest  streets  to  the  north  and  south,  Elizabeth  and  Jersey 
respectively.    Most  of  the  lots  are  also  between  25  and  35  feet  wide,  with  the 
lots  along  the  western  portion  of  the  street  generally  being  wider  than  those 
in  the  eastern  portion.    Therefore,  a  vast  majority  of  the  lots  along  24th 
Street  proper,  the  main  commercial  strip,  have  between  2580  and  3720  square 
feet.    There  are  a  few  instances  where  lots  are  fifty  feet  wide.    However,  the 
lot  numbering  system  seems  to  indicate  that  these  lots  were  merged  from  two 
existing  standard  size  lots. 

However,  at  the  cross  streets,  the  general  pattern  changes  and  the  lots  become 
somewhat  smaller,  especially  if  the  lots  front  on  the  side  streets.    In  these 
cases,  the  lots  are  generally  from  25  to  50  feet  wide,  but  only  75  to  80  feet 
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deep.    Thus,  the  square  footage  of  these  lots  ranges  from  1875  to  3750  square 
feet. 

There  are  a  few  notable  exceptions  to  these  standards,  most  of  them  well-known 
landmarks  to  frequent  visitors  to  the  24th  Street-Noe  Valley  neighborhood  com- 
mercial district.    Exceptionally  large  lots  are  currently  occupied  by  uses 
such  as:    Bell  Market,  Little  Bell  Market,  Segunda  Iglesia  Bautista,  Bank  of 
America,  St.  Phillips  Church  Convent,  and  Dan's  Service  Station. 

Besides  these  older,  more  established  uses,  much  of  the  recent  construction 
along  the  street  has  been  conducted  on  large  parcels  of  land,  presumably  as- 
sembled from  smaller  tracts  for  building  purposes.    Two  of  these  projects  were 
built  as  mixed  use  with  residential  above  ground  story  commercial  and  par- 
king.   Another  was  a  modern  27-unit  apartment  building  constructed  above  its 
required  off-street  parking. 

REAR  YARD  USAGE 

To  assist  the  Department  in  making  recommendations  for  rear  yard  requirements* 
on  the  24th  Street  commercial  strip,  surveys  were  conducted  to  document  the 
current  rear  yard  patterns  and  abutting  property  uses. 

For  each  of  the  lots  within  the  sixteen  Assessor's  blocks  within  the  district, 
the  distance  between  the  rear  portions  of  the  main  structure  and  the  back  of 
the  lot  was  measured  and  compared  to  the  standard.    Consequently,  it  was  de- 
termined whether  the  lot  either:    met  or  exceeded  the  prescribed  standard; 
provided  some  rear  yard,  but  failed  to  meet  the  standard;  or  provided  no  rear 
yard  at  all.    Table  5  summarizes  the  results  of  the  Department  survey. 


The  rear  yard  standard  is  generally  defined  by  the  Planning  Code  as  being 
the  rear  25%  portion  of  a  subject  lot,  but  in  no  instance,  less  than  15 
feet.    This  requirement  is  intended  to  assure  the  protection  and  continu- 
ance of  established,  mid-block,  landscaped  open  spaces,  and  maintenance  of 
a  scale  of  development  appropriate  to  each  district,  consistent  with  the 
location  of  adjacent  buildings.    Rear  yards  are  always  required  at  levels 
of  residential  occupancy,  regardless  of  the  zoning  district.  However, 
rules  governing  the  provision  of  rear  yards  at  levels  of  commercial  uses 
vary  depending  on  the  specific  type  of  commercial  zoning. 
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TABLE  5 
24TH  STREET-NOE  VALLEY 
REAR  YARD  USAGE 
DECEMBER  1982 


Number 

of  Lots  by  Percentage 

of  Rear 

Yard  Lot  Coverage 

0-24% 

Total 

but  more 

Number 

Block 

0% 

0-24% 

than  15' 

25-34% 

35-44% 
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1 

0 

0 

0 

0 

0 

1 
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1 

1 

1 

0 

0 

0 

3 

TOTAL 

52 

10 

17 

21 

22 

40 

162 

%  OF  TOTAL 

32 

6 

10 

13 

14 

25 

100% 

For  example,  on  a  typical  25'  X  114'  Noe  Valley  lot,  25  percent  of  the  length 
of  the  lot  would  be  about  29  feet.    If  the  distance  between  the  rear  building 
wall  and  the  rear  lot  line  was  44  feet,  that  lot  would  be  considered  to  exceed 
the  standard  by  15  feet.    If,  on  the  other  hand,  the  distance  was  only  5  feet, 
it  would  fail  to  meet  the  requirement  by  24  feet. 

It  was  found  that  in  more  than  half  (52%)  of  the  existing  lots,  the  rear  yard 
was  the  rear  25%  or  more  of  the  lots  while  32%  provided  no  rear  yard  at  all. 
Sixteen  percent  had  rear  yards  less  than  25%  of  the  lot.    However,  10%  of 
these  lots  contained  rear  yards  which  were  at  least  15  feet  wide.  Therefore, 
when  totaled,  62%  of  the  lots  in  the  district  met  or  exceeded  the  prescribed 
standard. 

ECONOMIC  CHARACTERISTICS 

In  March  1983,  the  Department  conducted  a  telephone  survey  of  ten  real  estate 
and  property  management  firms  within  the  24th  Street  district  to  help  gauge 
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the  economic  climate  of  the  street.    While  ranging  from  $0.85  to  $1.65  per 
square  foot,  most  realtors  estimated  that  the  average  monthly  ground-story 
commercial  rent  in  the  district  was  between  $1.10  to  $1.25  per  square  foot. 
Commercial  space  on  the  second  floor  ranged  from  $0.70  to  $1.25  a  square  foot, 
with  the  most  estimates  pegging  the  monthly  rent  at  between  $0.75  and  $1.00  a 
square  foot.    As  noted  earlier,  over  the  past  three  years,  commercial  uses  on 
the  second  story  have  generally  been  limited  to  offices  which  did  not  displace 
housing  units. 

Two  factors  were  cited  as  reasons  for  the  variation  in  the  cost  per  square 
foot.    Firstly,  location  within  the  district  was  seen  as  a  primary  determi- 
nant.   Those  ground  floor  commercial  uses  located  both  between  Castro  and 
Church  Streets  and  on  24th  Street  proper  have  been  able  to  command  the  highest 
rents  in  the  district.    In  contrast,  those  uses  located  either  at  one  of  the 
outermost  edges,  in  a  basement  commercial  space,  or  on  one  of  the  side  streets 
have  tended  to  pay  a  lower  cost  per  square  foot. 

Secondly,  those  surveyed  indicated  that  the  size  of  the  commercial  space  ren- 
ted has  also  influenced  the  cost  per  square  foot.    Smaller  stores  have  tended 
to  pay  a  much  higher  cost  per  square  foot  than  their  larger  counterparts. 
Thus,  larger  uses,  such  as  markets  or  restaurants  or  those  uses  with  storage 
basements,  while  perhaps  paying  a  larger  actual  monthly  sum,  end  up  paying 
less  per  square  foot  than  do  smaller  stores  such  as  boutiques,  hair  styling 
salons,  or  offices. 

Many  of  those  surveyed  felt  that  there  had  been  quite  a  bit  of  change,  both  in 
rent  levels  as  well  as  in  the  terms  of  commercial  leases  over  the  past  four  to 
five  years.    While  commercial  rents  have  been  increasing  gradually  throughout 
this  period,  most  agents  felt  that  rents  have  stabilized  somewhat  for  the  time 
being  at  the  aforementioned  levels.    Some  went  on  to  indicate  that  owners  who 
had  been  asking  above  average  rents  for  vacant  commercial  space  now  seem  more 
willing  to  compromise  on  those  rates.    As  referenced  earlier  in  this  chapter, 
the  December  1982  land  use  surveys  listed  six  storefronts  and  four  offices  as 
vacant. 
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The  realtors  also  reported  that  long-term  commercial  leases  were  once  common- 
place in  the  24th  Street  district.    However,  property  owners  have  been  recent- 
ly opting  for  both  shorter  leases  (generally  from  one  to  three  years)  and  for 
indexing  the  rent  levels  to  the  rate  of  inflation.    The  current  depressed 
economy  of  the  real  estate  market  was  offered  as  one  reason  for  this  change  in 
lease  terms.    Owners  even  remotely  considering  selling  their  properties  do  not 
want  to  be  hindered  by  a  long  term  lease. 

TRANSPORTATION  CHARACTERISTICS 

In  January  1983,  the  Department  conducted  a  systematic  survey  sampling  about 
sixty-one  percent  (240)  of  the  households  in  the  24th  Street  neighborhood  com- 
mercial district  to  gather  information  about  their  transportation  needs  and 
demands.    With  about  40%  of  those  surveyed  responding,  the  results  reflect  the 
transportation  characteristics  of  about  one-quarter  of  all  the  households 
within  the  district.    The  survey  results  show  that  the  average  household  size 
of  those  responding  was  about  1.88  persons  and  that  car  ownership  averaged  one 
vehicle  per  unit. 

Seventy  percent  of  the  respondents  with  cars  indicated  they  parked  their  cars 
on  either  24th  Street  or  some  other  nearby  street.    Another  24%  parked  in 
their  own  garages,  while  a  few  (6%)  either  rented  a  nearby  garage  or  parked  in 
some  other  location. 

The  transportation  demand  by  residents  can  be  divided  into  work-related  and 
non-work-related  demand.    Most  of  the  respondents  worked;  the  daily  work- 
related  demand  averaged  about  one  work  trip  per  person  or  two  trips  per  house- 
hold.   Slightly  more  than  half  (54%)  of  the  working  respondents  drove  to  work, 
while  another  38%  took  transit,  and  the  remaining  residents  walked  or  took 
some  other  means  of  transportation  to  work. 

The  survey  responses  showed  wide  variation,  from  four  to  fifty  non-work  trips 
per  person  per  household.    Due  to  a  possible  misunderstanding  of  the  survey 
questions  on  non-work  trips  resulting  in  the  inclusion  of  trips  originating 
outside  the  place  of  residence,  or  consideration  of  one  leg  of  a  trip  as  a 
trip,  the  survey  results  may  not  be  accurate.    The  summary  results  reflect  the 
variation  and  error  generated  by  the  survey  instrument.    These  results  indi- 
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Cdte  that  the  weekly  non-work-related  transportation  demand  average  about 
twenty-three  trips  per  household.    Almost  half  of  these  trips  are  taken  for 
shopping  and  other  errands  (ten  trips  per  household  or  45%),  with  the  remain- 
der of  the  trips  equally  distributed  among  entertainment  (five  trips  or  22%), 
visiting  (four  trips  or  17%),  and  recreation  (four  trips  or  16%).    Over  half 
of  the  non-work  trips  (thirteen  trips  or  56%)  were  made  by  private  auto,  while 
29%  (seven  trips)  were  made  by  foot,  14%  (three)  by  transit,  and  one  by  other 
means  (e.g.  bicycle). 

Recently  published  1980  Census  data  provide  an  interesting  comparison  for  two 
transportation  characteristics--modal  split  of  the  journey  to  work  trip  and 
the  number  of  households  owning  cars.    However,  unlike  the  Department  survey, 
the  Census  is  unable  to  isolate  the  commercial  strip.    Data  from  the  surroun- 
ding four  census  tracts  encompassing  all  of  Noe  Valley  (bounded  by  21st,  23rd, 
Grand  View  and  Dolores  Streets)  must  be  used.    The  data  show  that  forty-nine 
percent  either  drive  or  ride  in  a  vehicle  to  work,  forty-one  percent  take  pub- 
lic transit,  four  percent  walk  to  work,  another  four  percent  use  other  means, 
while  two  percent  work  at  home.    The  Census  also  reports  that  of  the  5993 
households  in  Noe  Valley,  1456  or  twenty-four  percent  do  not  have  access  to  a 
private  vehicle. 

TRAFFIC  VOLUME 

Throughout  the  length  of  its  commercial  corridor,  24th  Street  is  narrow,  only 
64  feet  wide.    Only  one  lane  is  provided  for  travel  in  each  direction  besides 
those  used  for  on-street  parallel  parking.    As  a  result,  congestion  can  be 
heavy  at  times,  especially  during  the  peak  shopping  periods  during  the  weekend 
days  and  when  trucks  double  park  to  make  deliveries. 

Seven  streets  cross  the  commercial  portion  of  24th  Street.    Five  of  these  in- 
tersections are  controlled  by  four-way  stop  signs.    Castro  Street  is  the  only 
intersection  governed  by  a  traffic  signal,  while  there  are  no  stop  signs  at 
the  Chattanooga  Street  intersection. 

24th  Street  is  very  pedestrian-oriented.    There  is  only  one  drive-up  facility 
catering  directly  to  automobiles  (Dan's  Gasoline)  and  only  eight  establish- 
ments provide  accessory  parking.    The  pedestrian  nature  is  most  apparent  at 
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the  street's  five  four-way  stop  intersections  when  24th  Street  is  crowded  with 
shoppers.    Since  drivers  must  yield  their  right-of-way  to  pedestrians  wishing 
to  cross  the  street  at  these  corners,  traffic  backups  of-  ten  occur  due  to  the 
queing  which  results  from  the  heavy  volume  of  pedes-  trians. 

Data  provided  by  the  Department  of  Public  Works  suggest  that  there  is  a  high 
volume  of  traffic  not  related  to  shopping  trips.    Although  very  limited,  some 
information  exists  regarding  actual  traffic  volume  in  the  district.  Public 
Works  measured  east-west  traffic  flows  along  24th  Street  for  the  entire  24- 
hour  period  on  28  March  1979. 

Taken  west  of  Castro  Street,  2631  cars  were  counted  eastbound  that  day  with 
the  highest  hourly  volume  reaching  215  during  the  morning  rush  hour  (7:15- 
8:15)  before  most  shops  are  open  for  business.    Westbound  counts  were  higher 
for  the  day,  at  3752,  with  the  evening  commute  responsible  for  a  significant 
portion  of  the  day's  traffic.    Between  the  hours  of  5:00  and  6:00,  298  west- 
bound cars  were  counted. 

The  Department  of  City  Planning  supplemented  this  data  with  a  peak  hour  mea- 
surement taken  on  28  February  1983  at  the  intersection  of  24th  Street  and  Noe 
(considered  by  staff  to  be  a  crucial  indicator  of  the  level  of  traffic  conges- 
tion for  the  district).    Traffic  volume  was  measured  for  both  directions  along 
24th  Street  during  the  evening  commute's  most  congested  hour  (4:45-5:45).  In 
this  hour,  448  westbound  cars  and  267  eastoound  cars  were  counted.    It  is  es- 
timated that  this  hourly  volume  represents  about  8%  of  an  estimated  24-hour 
volume  of  8940.    A  volume  to  capacity  analysis  indicated  that  this  intersec- 
tion exhibited  a  "C"  level  of  service,  which  translates  to  relatively  stable 
traffic  flow. 

TRANSIT  ACCESSIBILITY 

The  24th  Street-Noe  Valley  neighborhood  commercial  district  has  good  access  to 
public  transit.    Two  Muni  routes  run  directly  along  24th  Street:  the  11-Hoff- 
man  line,  which  provides  convenient,  direct  access  to  downtown;  and  the  48- 
Quintara/24th  Street  line,  wtiich  provides  east-west  crosstown  service  and  a 
direct  connection  both  to  the  Muni  Metro  rapid  transit  lines  at  West  Portal 
station  and  BART  at  24th  Street  station  in  the  Mission  district. 
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Tliree  additional  Muni  routes  traverse  24th  Street:     the  35-Eureka,  which  cros- 
ses at  Diamond  and  provides  a  direct  connection  to  the  Castro  Street  Metro 
station;  the  24-Di vi sadero,  which  intersects  at  Castro  and  provides  both 
north-south  crosstown  service  as  well  as  a  Castro  station  connection;  and  the 
J-Church,  which  crosses  at  Church  and  provides  direct  light-rail  access  to 
both  downtown  via  the  Metro  tunnel  to  the  north  or  the  Mission  district  to  the 
south. 

Two  transit  proposals  currently  under  study  would  provide  even  greater  access 
to  merchants,  residents,  and  shoppers  along  24th  Street.  Sometime  this  year, 
BART  is  scheduled  to  begin  honoring  Muni's  monthly  Fast  Passes  for  all  travel 
within  its  eight  San  Francisco  stations.  This  proposal  will  greatly  improve 
citywide  access  to  Noe  Valley  through  the  24th  Street  BART  station  on  Mission 
Street,  only  four  blocks  east  of  the  commercial  strip  or  a  short  bus  ride 
away. 

Another  plan  involves  the  extension  of  the  J-Church  line  approximately  two 
miles  to  the  Balboa  Park  BART  station.    Still  being  studied,  this  addition 
would  provide  the  commercial  district  with  direct  access  to  the  southwestern 
quadrant  of  the  city,  including  City  College,  San  Francisco  State  University, 
and  Stonestown  Shopping  Center.    It  could  also  increase  the  potential  shopping 
clientele  for  24th  Street  businesses. 

OFF-STREET  PARKING 

Very  little  commercial  off-street  parking  exists  along  24th  Street.  Eight 
businesses  along  the  street  provide  133  spaces  of  accessory  parking,  but  they 
are  mostly  reserved  for  use  by  patrons  of  those  businesses.    Although  both  of 
the  Bell  supermarkets  provide  62  accessory  parking  spaces,  their  management 
strictly  enforces  the  posted  restrictions  reserving  these  spaces  for  use  by 
their  customers  while  shopping  under  penalty  of  towing.    The  other  uses  along 
the  street  providing  accessory  parking  are  Dan's  Gasoline  (15),  Maytag  High- 
lander Center  (10),  Eureka  Realty  (7),  Bell  Market  Offices  (8),  The  Mitre  Box 
(framing)  (15),  and  St.  Phillips  Church  Convent  (10).    There  is  only  one 
municipal  off-street  parking  lot  and  it  provides  sixteen  metered  spaces. 
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The  December  1982  survey  estimated  that  158  of  the  391  residential  housing 
units  or  40%  of  the  households  in  the  commercial  district  have  private  parking 
spaces  available  for  their  use. 

ON-STREET  PARKING 

On-street  parking  spaces  were  also  inventoried  for  the  24th  Street-Noe  Valley 
neighborhood  commercial  district  during  the  December  1982  data  collection.  At 
that  time,  it  was  found  that  there  were  138  metered  spaces  along  24th  Street 
with  an  additional  100  unmetered  on-street  parking  spaces.    Thus,  the  total 
available  "legal"  on-street  parking  spaces  is  238.    Another  7  were  designated 
green  for  short-term  stops  and  there  were  37  yellow  spaces  distributed  within 
fifteen  separate  yellow  zones  for  truck  deliveries  and  loading.    There  are 
also  33  red  zone  spaces,  primarily  bus  stops  and  fire  hydrants,  and  1  white 
zone  (passenger  loading  and  unloading)  in  the  24th  Street-Noe  Valley  neighbor- 
hood commercial  district. 

To  the  extent  that  this  on-street  capacity  is  not  adequate  to  meet  the  com- 
bined needs  of  shoppers,  merchants,  residents,  and  other  visitors  to  the 
neighborhood  commercial  district,  those  seeking  to  park  spill  over  into  the 
surrounding  residential  blocks  both  north  and  south  of  24th  Street.  Besides 
having  negative  impacts  on  the  residents  of  these  adjacent  areas,  drivers  cir- 
cling the  immediate  blocks  seeking  spaces  increase  the  congestion  levels  on 
the  main  corridor. 

To  assist  in  gauging  the  extent  of  on-street  parking  in  the  vicinity  of  the 
commercial  strip.  Department  staff  also  inventoried  the  area  within  a  two- 
block  radius  in  each  direction  from  the  district.    This  survey,  conducted  in 
February  1983,  indicated  that  there  are  a  total  of  2380  legal  spaces  within 
these  boundaries,  including  those  referenced  above  as  being  within  the  com- 
mercial corridor. 

Another  recent  on-street  parking  survey  was  conducted  during  the  hours  of  1:00 
and  3:00  p.m.  on  a  Saturday  afternoon  in  February  1983.    This  particular  time 
interval  was  selected  by  Department  staff  to  reflect  the  parking  situation  at 
a  time  when  the  conflict  between  24th  Street  shoppers  and  area  residents  was 
believed  to  potentially  be  at  its  worst.    The  core  area  of  the  district  (boun- 
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ded  by  23rd,  Castro,  25th,  and  Sanchez  Streets)  was  used  for  this  count.  The 
survey  showed  that  about  97%  of  the  "legal"  on-street  parking  spaces  were  oc- 
cupied during  this  time  interval. 

SPECIAL  USE  DISTRICT  CASE  HISTORY 

Over  the  past  three  years,  interim  special  use  district  overlay  controls  have 
been  in  effect  on  24th  Street,  as  referenced  in  Chapter  II.    In  summary,  as 
shown  in  Table  6,  seventeen  special  use  applications  have  been  processed,  five 
of  which  involved  new  restaurants,  four  involving  restaurant  expansions,  two 
involving  conversions  of  upper  story  residential  units  to  offices,  and  two 
which  involved  permits  for  the  sale  of  alcoholic  beverages  for  off-site  con- 
sumption.   Special  use  permits  were  also  required  for  the  conversion  of  upper- 
story  residential  unit  to  a  non-office  commercial  use,  a  cabaret  permit,  a 
place  of  entertainment  permit,  and  a  new  financial  office. 

During  this  time,  the  City  Planning  Commission  has  approved  thirteen  of  the 
seventeen  appl ications--ten  of  which  involved  some  type  of  eating  or  drinking 
establishment.    They  have  disapproved  four  appl ications--three  involving  res- 
taurants.   One  of  the  applications  which  was  disapproved  was  appealed  to  the 
Board  of  Supervisors,  but  the  applicant  was  unable  to  collect  the  required 
signatures  and  the  hearing  was  cancelled. 

Two  of  the  special  use  cases  were  considered  erroneously.    One  application  was 
approved  by  the  Commission  before  the  error  was  discovered.    An  additional 
hearing  was  held  to  consider  revoking  the  permit,  but  the  Commission  allowed 
the  use  to  continue  since  it  had  been  approved  initially.    In  another  in- 
stance, the  problem  was  discovered  prior  to  the  hearing  and  the  applicant's 
special  use  fees  were  returned. 

Additionally,  two  RC-1  variance  applications  have  been  processed,  both  of 
which  involved  requests  to  waive  the  parking  requirements.    Both  these  vari- 
ances were  disapproved  by  the  Zoning  Administrator. 
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Case 
Number 


TABLE  6 
24TH  STREET-NOE  VALLEY 
SPECIAL  USE  DISTRICT  CASE  HISTORY 
1980-1982 


Address/ 
Block/Lot 


Type  of  Case/ 
Establishment  Name 


Neighborhood  or 
DCP  Comments 


CPC  Action/ 
Resolution  Number 


80. 3U 
80. 4U 
80. 5U 

80. 7U 

80. 8U 


3933-24th 
6508/35 

3913-24th 
6508/39 

4108-24th 
2831/5 

4026-24th 
3656/10 

3920-24th 
3654/ 7A 


81.627U  4107-24th 
6506/1,43 


81.689U  3917-24th 
6508/38 


81.702U  3927-24th 
6508/36 


82.40U  4015-24th 
6507/32 


82.1 12U  3881-24th 
6509/23 


New  restaurant 
(Double  Rainbow) 

New  restaurant 
(Cameo  Coffees) 

New  restaurant 
(bakery-del i ) 
(Knish  Konnection) 

Place  of  Entertain- 
ment Permit 
(Salonica's  Bar) 

Off-site  alcoholic 
beverage  sale-- 
beer  and  wine  only 
( Jacquel ine '  s 
Wine  Cel 1 ar) 

Restaurant  expan- 
sion into  adjoining 
building  (Little 
Italy) 

Upper  story  offices 
involving  legaliza- 
tion of  existing 
i 1  legal ly-converted 
2nd  and  3rd  story 
offices  (aDove  Acme 
Cafe) 

Upper  story  offices 
involving  legaliza- 
tion of  existing 
i 1  legal ly  converted 
2nd  story  office 
(attorney's  office) 

Restaurant  expan- 
sion into  rear  part 
portion  of  existing 
building  (Noe  Val- 
ley Del i  and  Cafe 

Restaurant  expan- 
sion into  the  2nd 
story  (Haystack 
Pizza) 


BPA,  FNV,  and 
EWC  opposed 

FNV  and  EWC 
opposed 

FNV  and  EWC 
opposed 

FNV  divided; 
EWC  opposed 

FNV  opposed 


FNV  and  EWC 
opposed 


FNV  opposed; 
appl icant  cl aims 
conversion  pre 
dated  special 
use  controls 


FNV  opposed 


FNV  and  EWC 
opposed; 
some  support 


Application  not 
approved  since 
restaurants  not 
al lowed  on  2nd 
story 


Approved  with 
conditions,  #8696 

Approved  with 
conditions,  #8757 

Approved  with 
conditions,  #8737 

Approved  with 
conditions,  #8778 

Approved  with 
conditions,  #8856 


Disapproved,  #9289 
Appeal  to  BOS,  but 
insufficient  number 
of  signatures 

Disapproved,  #9470 
Unit  has  now 
reverted  back  to 
residential  usage 


Approved  by  the 
Zoning  Admini- 
strator 


Approved,  #9345 


Di  sapproved; 
considered  in  error 
special  use  permit 
fee  refunded 
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Case        Address/       Type  of  Case/             Neighborhood  or     CPC  Action/ 
Number      Block/Lot      Establishment  Name      DCP  Comments  Resolution  Number 


82.143U 


4026-24th 
3656/1 1 


Commercial  expan- 
sion of  health  spa 
into  2nd  story 
(Elisa's  Health 
Spa) 


82.264U 


3917-24th 
6508/38 


Restaurant  expan- 
sion by  legalizing 
i 1  legal  rear  deck 
(Acme  Cafe) 


82.275U 


741  Diamond  Off-sale  alcoholic 
2831/21         beverage  sale-- 

beer  and  wine  only 
(Auntie  Pasta) 


82.329U  3801-24th 
6509/1 


82.360U 


4021-24th 
6507/30 


Cabaret  permit 
(SF  Happy  Donuts) 

Financial  office 
sub-branch  with 
ATMs  only  (Wells 
Fargo  Bank) 


82.381U    1328  Castro  New  restaurant  on 


6506/4 


82.574U  3813-24th 
6509/1 


ground  story  of 
residential 
dwelling  (Carson 
and  York  Bakery 

New  Restaurant 
(Mandarin) 


FNV  and  EWC  op- 
posed; variance 
needed  for  rear 
yard  &  parking 
for  extra  unit; 
DCP  recommended 
revocation  of 
special  use 

FNV  and  EWC 
opposed;  appli- 
cant claimed 
deck  predated 
special  use 
control s 

No  position 
taken  by  neigh- 
borhood groups 

No  position 
taken  by  neigh- 
borhood groups 

EWC  and  BPA  sup- 
port; FNV  and 
NVM  oppose  site 

DCP  recommended 
disapproval;  EWC 
opposed 


DCP  recommended 
disapproval  as 
work  had  already 
begun  without 
permit;  EWC 
supported,  FNV 
opposed 


Approved  in  error, 
#9390,  since  per- 
sonal services  not 
allowed  on  2nd 
story;  variance 
denied;  allowed  to 
continue  at  sub- 
sequent revocation 
hearing,  #9521 

Approved,  with 
conditions,  #9615M, 
to  mitigate  deck ' s 
impact  on  adjoining 
neighbors 

Approved  with 
conditions,  #9457 


Approved  with 
conditions,  #9490 

Approved  with 
conditions,  #9508 


Approved  with 
conditions,  #9515, 
due  to  misinforma- 
tion applicant 
recei  ved 

Disapproved,  #9591M 


Abbreviations:    EWC  East  and  West  of  Castro  Club 
BPA  Business  &  Professional  Assn. 
NVM  Noe  Valley  Merchants  Assn. 
FNV  Friends  of  Noe  Valley 


CPC  City  Planning  Commission 
BOS  Board  of  Supervisors 
DCP  Dept.  of  City  Planning 
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CHAPTER  IV 
NEIGHBORHOOD  CONCERNS 


As  noted  earlier,  both  RC-1  and  interim  special  use  district  controls  have 
been  in  effect  on  24th  Street  for  the  past  three  years.    Chapter  II  of  this 
report  described  the  historical  context  through  which  both  of  these  sets  of 
controls  evolved.    Included  in  this  chapter's  perspective  is  the  documentation 
of  the  consistent  participation  of  the  four  neighborhood  groups  on  24th  Street 
and  the  concerns  expressed  by  residents  and  merchants  over  this  period  of 
time. 

Since  the  commencement  of  the  Neighborhood  Commercial  Rezoning  Study,  staff 
has  worked  extensively  with  both  the  residential  and  business  communities  in 
the  24th  Street-Noe  Valley  neighborhood  commercial  district.  Neighborhood 
participation  has  been  valuable  in  the  neighborhood  commercial  rezoning  ef- 
fort, both  as  a  means  to  identify  land  use  problems  as  well  as  to  review  exis- 
ting zoning  controls.    It  is  the  residents  living  in  Noe  Valley  and  the  mer- 
chants doing  business  on  the  24th  Street  commercial  strip  who  have  first-hand 
information  regarding  the  effectiveness  of  the  RC-1  and  special  use  district 
controls  over  the  past  three  years. 

LIMITATIONS  ON  COMMERCIAL  GROWTH 

The  Noe  Valley  Merchants  Association  remains  concerned  about  the  lack  of  com- 
mercial growth  potential  on  24th  Street.    Both  the  existing  RC-1  and  special 
use  district  controls  present  obstacles  to  the  potential  developer  and  busi- 
nessperson  on  24th  Street.    The  RC-1  controls  regulating  building  envelope 
standards  restrict  both  new  commercial  and  residential  development  on  the 
street.    In  addition,  RC-1  standards  prohibit  signs,  awnings,  home  and  busi- 
ness services,  and  an  assortment  of  other  inoffensive  neighborhood  commercial 
uses. 

The  special  use  district  overlay  controls  also  restrict  commercial  development 
on  24th  Street,  especially  the  vertical  component  which  confines  retail  to  the 
ground  story  and  restricts  the  ability  of  offices  to  relocate  on  the  second 
story.    Although  merchants  agree  that  the  special  use  vertical  controls  are 
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more  specific  and  straightforward  than  the  underlying  RC-1  district,  both 
types  of  control  standards  do  significantly  restrict  the  opportunity  for  upper 
story  commercial  expansion.    Additionally,  some  merchants  have  questioned  the 
special  use  thresholds  (which  limit  the  number  of  certain  potentially  trouble- 
some uses  on  the  street),  commercial  size  standards  (which  restrict  the  square 
footage  of  each  establishment),  and  the  various  procedures  by  which  approvals 
for  special  uses  must  be  obtained. 

The  Noe  Valley  merchants'  primary  concern  is  to  maintain  and  promote  a  viable 
commercial  district  that  provides  an  opportunity  for  existing  businesses  to 
expand  and  prosper.    They  feel  that  expansion  should  be  allowed  so  that  they 
could  provide  a  greater  level  of  service  to  their  clientele,  the  residents  of 
the  Noe  Valley  community.    Concern  has  also  been  expressed  that  the  existing 
special  use  process  is  tedious,  time  consuming,  and  expensive  for  the  existing 
businesses  on  the  street.    They  have  requested  that  the  permanent  controls, 
procedures,  and  review  process  for  the  24th  Street  neighborhood  commercial 
district  be  more  flexible  to  accommodate  necessary  and  desirable  growth. 

PRESERVATION  OF  STREET  CHARACTER 

The  two  neighborhood  residents  associations,  the  Friends  of  Noe  Valley  and  the 
East  &  West  of  Castro  Street  Improvement  Club,  along  with  another  business  as- 
sociation, the  Business  and  Professional  Association  of  Noe  Valley,  remain 
committed  to  efforts  to  preserve  the  existing  mixed  residential-commercial 
character  of  24th  Street.    These  groups  have  worked  extensively  for  over  five 
years  both  to  preserve  existing  housing  units  as  well  as  to  retain  the  neigh- 
borhood-oriented retail  character  of  the  commercial  strip.    All  three  of  these 
groups  have  been  instrumental  in  the  the  three  governmental  actions  taken  to 
downzone  the  district--the  rezoning  from  C-2  to  RC-1  in  1978;  the  initiation 
of  a  temporary  moratorium  in  1979  prohibiting  bars,  restaurants,  places  of  en- 
tertainment, financial  offices,  and  other  problematic  uses;  and  the  adoption 
of  the  special  use  district  overlay  in  1980. 

ENFORCEMENT 

All  four  of  the  24th  Street  neighborhood  organizations  have  expressed  concern 
over  the  administration  and  enforcement  of  both  the  RC-1  and  special  use  dis- 
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trict  controls  over  these  past  three  years.    The  residential  associations  have 
repeatedly  questioned  whether  the  Zoning  Administrator  and  the  City  Planning 
Commission  are  administering  and  enforcing  the  spirit  of  the  special  use  dis- 
trict legislation  as  adopted  by  the  Board  of  Supervisors. 

These  groups  feel  the  burden  of  proof  has  been  placed  inappropriately  on  the 
neighborhood  to  keep  objecting  to  every  permit  for  another  bar  or  restaurant 
in  what  they  consider  to  be  a  neighborhood  already  inundated  by  such  uses. 
They  point  to  the  repeated  approval  by  the  Commission  of  special  use  permits 
for  new  restaurants  on  24th  Street.  These  groups  request  that  the  Neighbor- 
hood Commercial  Rezoning  Study  address  this  problem  by  requiring  more  strin- 
gent criteria  for  the  approval  of  bars  and  restaurants.  They  also  request 
that  the  Department  enforcement  program  be  expanded. 
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CHAPTER  V 
RECOMMENDATIONS 


INTRODUCTION 

The  Department  recommendations  for  the  24th  Street-Noe  Valley  neighborhood 
commercial  district  are  based  on  consideration  of  several  factors  including 
existing  zoning,  land  use  data,  neighborhood  concerns,  and  future  development 
potential  for  the  24th  Street-Noe  Valley  area.    (See  Chapters  II,  III,  and  IV 
for  a  detailed  perspective,  data  analysis,  and  neighborhood  concerns.) 

After  completing  this  comprehensive  study  and  documenting  the  special  needs 
and  sensitive  character  of  the  area,  the  Department  recommends  that  24th 
Street-Noe  Valley  be  established  as  a  separate  and  distinct  neighborhood  com- 
mercial district. 

To  effect  a  new,  permanent  24th  Street-Noe  Valley  neighborhood  commercial  dis- 
trict with  an  individual  set  of  zoning  controls,  the  Department  recommends 
that  the  following  proposals  for  zoning  text  and  map  amendments  be  initiated 
by  the  City  Planning  Commission  and  adopted  by  the  Board  of  Supervisors. 

•  Zoning  text  amendment  to  establish  the  24th  Street-Noe  Valley  neigh- 
borhood commercial  district  as  a  separate  and  distinct  neighborhood 
commercial  district  with  a  specific  description  and  purpose  statement 
(§  705.15). 

•  Zoning  map  amendment  to  establish  the  permanent  boundaries  for  the 
24th  Street-Noe  Valley  neighborhood  commercial  district  (§  715.0). 

•  Zoning  text  amendments  to  establish  a  permanent  set  of  controls  for 
the  new  district  (§§  715.2  through  715.128). 

RECOMMENDATION  TO  ESTABLISH  A  SEPARATE  DISTRICT 

The  Department  recommends  that  the  24th  Street-Noe  Valley  neighborhood  commer- 
cial district  be  established  specifically  to  respond  to  certain  land  use  prob- 
lems, conflicts,  and  special  needs  of  that  area. 

Study  results  document  that  the  existing  base  RC-1  district  does  not  accurate- 
ly represent  24th  Street-Noe  Valley.    The  RC-1  district  is  intended  for  a  res- 
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idential  district  with  certain  commercial  uses  of  a  very  limited  nature,  de- 
signed primarily  for  walk-in  trade  to  meet  the  frequent  and  recurring  needs  of 
nearby  residents  (§  705.10). 

The  24th  Street-Noe  Valley  neighborhood  commercial  district  is  a  mixed  use 
(commerci al -residenti al )  district;  however,  the  very  active  commercial  strip 
provides  comparison  shopping  goods  and  services  to  both  an  immediately  local 
and  a  more  citywide  market.    In  addition,  data  analysis  reveals  some  land  use 
problems,  namely  the  proliferation  of  certain  commercial  uses  (e.g.  bars  and 
restaurants)  and  loss  of  housing  on  the  upper  stories,  cannot  adequately  be 
dealt  with  by  existing  RC-1  zoning  controls. 

The  specific  character  of  24th  Street  and  the  need  for  special  controls  to 
deal  with  the  land  use  problems  which  exist  there  necessitate  establishing  a 
separate  district  with  a  description  and  purpose  statement  which  adequately 
defines  it.    The  following  recommended  statement  of  description  and  purpose 
outlines  the  need  for  and  the  main  functions  of  the  24th  Street-Noe  Valley 
neighborhood  commercial  district. 

§  705.15  --  24th  Street-Noe  Valley  Neighborhood  Commercial  District 

This  commercial  and  residential  district  is  intended  to  provide  for  a 
mixture  of  convenience  and  comparison  shopping  goods  and  services  to 
a  predominantly  local  market  area  with  primarily  retail  sales  and 
personal  services  at  the  street  level,  some  office  uses  on  the  second 
story,  and  residential  use  almost  exclusively  on  the  third  and  above 
stories. 

Special  controls  for  this  district  relate  to  the  specific  character 
of  24th  Street-Noe  Valley  and  address  certain  potential  land  use 
problems  and  conflicts.    The  controls  are  designed  to: 

1.    Preserve  the  existing  small  scale  development  along  24th 
Street-Noe  Valley  to  assure  new  development  is  compatable 
with  the  present  neighborhood  commercial  character  and 
surrounding  residential  density  of  the  area. 
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2.  Preserve  the  existing  upper  story  housing  units  on  24th 
Street,  accommodate  limited  office  growth  on  the  second 
story  compatable  with  the  existing  residential  character, 
and  encourage  future  mixed  use  development. 

3.  Prevent  additional  traffic  and  congestion  on  an  already 
overburdened  linear  commercial  strip  by  prohibiting  drive- 
up  and  certain  auto-related  uses. 

4.  Regulate  the  location,  distribution,  and  proliferation  of 
certain  potentially  troublesome  commercial  uses,  namely 
bars,  restaurants,  liquor  stores,  amusement  enterprises, 
cabarets,  hotels,  and  financial  offices,  in  order  to  main- 
tain the  variety  and  mix  of  retail  sales  and  personal  ser- 
vices along  the  commercial  strip  and  to  control  the  prob- 
lems of  traffic,  congestion,  noise,  and  late  night  activ- 
ity. 

RECOMMENDATIONS  FOR  BOUNDARIES 

The  December  1982  comprehensive  land  use  survey  documenting  the  land  uses  in 
the  vicinity  of  the  existing  24th  Street-Noe  Valley  RC-l/interim  special  use 
district  boundaries  verified  that  the  main  commercial  strip  is  essentially  as 
currently  defined,  extending  on  24th  Street  from  Diamond  to  Chattanooga,  and 
on  Castro  Street  from  24th  to  23rd  Streets.    Therefore,  the  Department 
recommends  that  the  boundaries  of  the  proposed  24th  Street-Noe  Valley 
neighborhood  commercial  district  include  most  of  this  existing  district. 

However,  the  survey  pointed  out  that  commercial  uses  exist  outside  of  the  main 
district,  but  in  the  vicinity  of  24th  Street,  that  also  warrant  Department  re- 
view and  attention  in  the  context  of  the  proposed  zoning  changes,  due  to  their 
proximity  to  the  primary  commercial  district.    Since  these  lots  are  not  cur- 
rently included  in  the  existing  special  use  district,  a  potentially  problem- 
atic use,  such  as  a  restaurant  or  liquor  store,  would  be  permitted  on  them. 
Should  this  occur,  the  impact  on  the  surrounding  neighborhood  would  be  the 
same  as  allowing  one  of  these  uses  within  the  existing  district. 

These  outlying  commercial  uses  include  a  small  RC-l-zoned  intersection  at 
Douglass  and  24th  Streets  and  two  residentially-zoned  commercial  (non-confor- 
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ming)  uses  adjacent  to  the  existing  primary  district.    The  RC-1  cluster 
includes  four  commercial  uses,  two  of  which  are  restaurants,  and  twenty-four 
dwelling  units.    The  two  non-conforming  uses--one  near  Church  and  24th 
Streets;  the  other  near  Castro  and  24th  Streets--include  three  offices  (two 
real  estate  and  a  travel  agency)  and  five  residences.    Therefore,  the  Depart- 
ment recommends  revising  the  existing  boundaries  to  include  these  lots  in  the 
new  24th  Street-Noe  Valley  neighborhood  commercial  district.    These  proposed 
additions  to  the  boundaries  are  shown  on  Figure  3  and  profiled  in  greater  de- 
tai 1  i n  Appendix  A. 

Additionally,  the  Department  inventoried  lots  within,  but  at  the  fringes  of, 
the  existing  commercial  boundaries  which  were  completely  residential.    It  is 
recommended  that  three  such  lots  be  excluded  from  the  new  24th  Street-Noe 
Valley  neighborhood  commercial  district.    Collectively,  these  lots--two  near 
Diamond  and  24th  Streets;  one  near  24th  and  Castro  Streets--provide  six  of 
district's  residential  units,  and  the  change  in  zoning  would  preclude  the  pos- 
sibility of  their  converting  to  commercial  uses.    Because  they  are  recessed 
from  the  primary  portion  of  the  commercial  strip,  their  deletion  from  the 
inventory  would  not  interrupt  the  continuity  of  the  existing  commercial  fron- 
tage.   These  lots  are  also  shown  on  Figure  3  and  are  discussed  in  greater 
detai 1  i n  Appendi x  A. 

RECOMMENDATIONS  FOR  CONTROLS 

This  section  presents  both  the  existing  RC-1  controls  and  the  proposed  con- 
trols for  the  24th  Street-Noe  Valley  neighborhood  commercial  district  followed 
by  a  discussion  of  each  individual  recommendation.    A  complete  list  of  the 
definitions  for  the  zoning  categories  referenced  may  be  found  in  Article  7,  § 
702,  printed  in  the  January  1983  report,  titled  Proposed  Article  of  the  Plan- 
ning Code  for  Neighborhood  Commercial  Districts,  and  in  the  subsequent  update 
to  Article  7  released  on  24  March  1983. 

For  each  zoning  category,  the  current  RC-1  control  is  evaluated  to  determine 
if  it  is  adequate  to  deal  with  the  planning  problems  and  issues  of  the  24th 
Street-Noe  Valley  neighborhood  commercial  district.    If  the  existing  RC-1  con- 
trol is  determined  to  be  adequate,  no  change  is  proposed;  the  existing  RC-1 
control  is  simply  recommended  for  translation  into  the  proposed  24th  Street 
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neighborhood  commercial  district.  Controls  which  are  recoitimended  for  transla- 
tion without  change  into  Article  7  include  the  following: 

Rear  Yards 

Minimum  Usable  Open  Space 
All  Other  Off-Street  Parking 
Off -Street  Freight  Loading 
Height 

Group  Housing  Density 
Drive-Up  Facility 
Street  Trees 

General  Advertising  Sign 
Motel 

Animal  Clinic  or  Hospital 

Commercial  Kennel  or  Stable 

Automotive  Service  Station  [Gas  Only] 

Automotive  Service  Station  [Gas  with  Minor  Repair] 

Automotive  Repair  Facility  [Mechanical  or  Body  Repair] 

Automobi le  Wash 

Tire  Recapping  Facility 

Vehicle  Sale  or  Rental 

Vehicle  Sale  or  Rental  Lot 

Commercial  Residential  Garage 

Parking  Garage  or  Lot 

Commercial  Vehicle  Storage  Facility 

On-Site  Dry  Cleaning  Establishment 

Ambulance  Service 

Mortuary  Establishment 

Utility  Installation 

Public  Transportation  Facility,  Wireless  Transmission  Facility 
Planned  Unit  Development 
Household  Storage 

Wholesaling,  Light  Manufacturing,  Food  Processing  Establishment 
Dwelling  Unit 

Residential  Care  Facility  [Up  to  6  people] 
Child-Care  Facility  [Up  to  12  children] 
Industrial  Arts  School 


However,  if  the  existing  RC-1  control  is  deemed  inappropriate,  a  new  control 
is  recommended  in  its  place  to  more  effectively  address  the  needs  of  the  24th 
Street-Noe  Valley  neighborhood  commercial  district.    In  certain  cases,  the 
recommendations  for  new  controls  are  based  on  the  experience  with  the  interim 
24th  Street-Noe  Valley  special  use  district  controls  (e.g.  square  footage  per 
establishment,  bars,  restaurants,  places  of  entertainment,  and  financial  of- 
fices).   Those  interim  overlay  controls  are  listed  in  §  242.8  of  the  Planning 
Code.    Recommendations  which  represent  changes  from  the  permanent  RC-1  con- 
trols include  those  listed  on  the  following  page. 
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Residential  Off-Street  Parking 

Basic  Floor  Area  Ratio  Limits 

Dwelling  Unit  Density 

Square  Footage  per  Establishment 

Outdoor  Activity 

Accessory  Parking 

Projecting  Business  Signs 

Awning 

On-Site  Alcoholic  Beverage  Sale  [Beer  and  Wine] 

On-Site  Alcoholic  Beverage  Sale  [Beer,  Wine,  and  Liquor] 

Bar 

Full-Service  Restaurant 

Self-Service  Restaurant 

Take-Out  Food  Establishment 

Liquor  Store 

Cabaret 

Movie  Theater 

Amusement  Enterprise 

Adult  Entertainment  Facility 

Hotel 

Parcel  Delivery  Service 

Automatic  Laundering  and  Off-Site  Dry  Cleaning  Establishment 
Trade  Shop 

Other  Retail  Sales  and  Personal  Service  Establishment 

Financial  Office 

Walk-Up  Financial  Office 

Medical  Office 

Other  Office 

Assembly  Area 

Greenhouse,  Plant  Nursery 

Truck  Gardening 

Public  Structure  ' 

Group  Housing 

Hospital,  Medical  Center 

Clinic,  Outpatient  Facility 

Residential  Care  Facility  [More  than  6  persons] 
Child-Care  Facility  [More  than  12  children] 
Elementary,  Secondary,  or  Post-Secondary  School 
Church,  Philanthropic  Facility 


The  following  discussion  of  use  controls  (§§  715.40  through  715.128)  includes 
a  recommended  use  authorization  (either  permitted,  conditional,  or  not  permit- 
ted) for  each  story  (ground  story  and  below,  second  story,  third  story  and 
above).    In  an  effort  to  be  as  brief  and  concise  as  possible,  the  recommenda- 
tions for  use  controls  are  consolidated  and  summarized  when  they  are  the  same 
for  al 1  stories. 


As  stated  in  the  proposed  description  and  purpose  for  the  24th  Street-Noe  Val- 
ley neighborhood  commercial  district,  it  is  proposed  that  only  residential 
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uses  be  permitted  on  the  "third  story  and  above"  levels  with  limited  condi- 
tions and  exceptions.    Therefore,  discussion  is  not  repeated  for  third  story 
control s. 

In  addition,  the  discussion  for  the  recommended  use  authorization  (permitted 
as  a  principal  use,  a  conditional  use,  or  not  permitted)  is  summarized  here 
for  convenient  reference  and  omitted  from  each  discussion.    If  the  zoning  cat- 
egory is  permitted  (e.g.  automatic  laundering,  off-site  dry  cleaning  estab- 
lishment-§  715.66),  the  use  is  permitted  as  a  principal  use  as  set  forth  in  § 

703.1  of  Article  7.    If  the  zoning  category  is  permitted  only  by  conditional 
use  (e.g.  full-service  restaurant-^  715.43),  the  use  is  regulated  by  §§  703.1, 

703.2  of  Article  7,  and  by  §  303  of  the  Planning  Code.    However,  if  the  zoning 
category  is  not  permitted  (e.g.  Automobile  Wash-§  715.58),  the  use  is  prohib- 
ited entirely  from  the  24th  Street-Noe  Valley  neighborhood  commercial  dis- 
trict. 

Table  7  presents  both  the  existing  RC-1  controls  and  the  proposed  controls  for 
the  24th  Street-Noe  Valley  neighborhood  commercial  district  followed  by  a  dis- 
cussion of  each  individual  recommendation.    For  the  interpretation  of  Table  7, 
the  first  column  which  appears  titled  "Zoning  Category"  lists  the  zoning  con- 
trol categories.    Definitions  for  each  of  these  categories  appear  in  §  702  of 
Article  7.    The  second  column  on  the  following  table,  titled  "Sub-§  Number", 
lists  the  subsection  number  of  ^  702  in  which  the  definition  of  the  corres- 
ponding control  may  be  found.    These  two  columns  are  standard  features  of  all 
of  the  neighborhood  commercial  district  control  sections. 

The  controls  applicable  to  the  existing  RC-1  districts  as  well  as  those  pro- 
posed for  the  24th  Street-Noe  Valley  neighborhood  commercial  district  are  in- 
dicated in  their  respective  columns.    Each  column  represents  a  separate  sec- 
tion of  the  Planning  Code--the  existing  RC-1  controls,  §  710;  the  proposed 
24th  Street  controls,  §  715. 

Additionally,  both  the  existing  RC-1  and  the  proposed  use  controls  are  allowed 
in  the  24th  Street-Noe  Valley  neighborhood  commercial  district  as  indicated  by 
the  symbols  on  the  following  page. 
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P  Permitted  as  a  principal  use 

C  Permitted  as  a  conditional  use,  subject  to  the  approval  of  the  City 

Planning  Commission  as  provided  for  in  §§  303  and  705.3  of  the 
Planning  Code  as  well  as  in  the  applicable  subsections  of  §  703  of 
the  Code 

NP        Not  permitted 

*         When  preceded  by  a  number,  *  indicates  that  the  use  is  permitted  as 
a  principal  use  up  to  the  number  specified,  and  that  any  use  above 
that  number  would  be  permitted  only  as  a  conditional  use,  subject 
to  the  approval  of  the  City  Planning  Commission  as  provided  for  in 
§§  303  and  705.3  of  the  Planning  Code  as  well  as  in  the  applicable 
subsections  of  §  703  of  the  Code 

P*        Permitted  as  a  principal  use  provided  that  existing  housing  is  not 
removed;  if  existing  housing  would  have  to  be  removed,  then  the  use 
would  be  permitted  only  as  a  conditional  use,  subject  to  the  ap- 
proval of  the  City  Planning  Commission  as  provided  for  in  §§  303 
and  705.3  of  the  Planning  Code  as  well  as  in  the  applicable  sub- 
sections of  §  703  of  the  Code 

P**      Permitted  as  a  principal  use  provided  that  existing  housing  is  not 
removed;  if  existing  housing  would  have  to  be  removed,  then  the  use 
would  not  be  permitted 

C**       Permitted  as  a  conditional  use  provided  that  existing  housing  is 
not  removed,  subject  to  the  approval  of  the  City  Planning  Commis- 
sion as  provided  for  in  §§  303  and  705.3  of  the  Planning  Code  as 
well  as  in  the  applicable  subsections  of  §  703  of  the  Code;  if  ex- 
isting housing  would  have  to  be  removed,  then  the  use  would  not  be 
permitted 
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The  fol lowing  designations  under  "Stories"  in  the  headings  of  Table  7  desig- 
nate the  stories  in  which  the  uses  referenced  in  the  zoning  category  column 
are  currently  allowed  as  well  as  proposed  to  be  allowed: 

All  All  stories 

1-  Ground  story  and  below 

2  Second  story 

3+  Third  story  and  above 

The  following  zoning  categories  are  the  only  controls  which  constitute  "quan- 
titative" standards  (as  that  term  is  used  in  §  305  of  the  Planning  Code);  con- 
sequently, they  are  the  only  categories  for  which  variances  may  be  granted  as 
provided  for  in  §  305  of  the  Code: 

Rear  Yards 

Minimum  Usable  Open  Space 
Residential  Off-Street  Parking 
All  Other  Off-Street  Parking 
Off-Street  Freight  Loading 

During  August  1982,  both  the  merchant  and  residential  communities  in  the  24th 
Street  vicinity  were  polled  for  their  recommendations  regarding  the  proposed 
controls  for  the  district.    Their  detailed  recommendations  may  be  found  in  Ap- 
pendix B.    The  recommendations  of  the  four  neighborhood  groups  in  Noe  Valley 
are  referenced  within  the  discussions.    In  the  text  following  Table  7,  the  or- 
ganizations are  abbreviated  in  the  following  manner:    Friends  of  Noe  Valley  as 
"Friends";  East  &  West  of  Castro  Street  Improvement  Club  as  "Castro  Club"; 
Business  and  Professional  Association  of  Noe  Valley  as  "Professionals";  and 
the  Noe  Valley  Merchants  Association  as  "Merchants". 
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TABLE  7 

24TH  STREET-NOE  VALLEY  NEIGHBORHOOD  COMMERCIAL 
EXISTING  RC-1  AND  RECOMMENDED  CONTROLS 


DISTRICT 


Zoning  Category 

Sub- 
§  No. 

Existing  §  710 
RC-1 

Proposed  §  715 
24th  Street 

BUILDING  ENVELOPE 

Rear  Yards 

(See  §§  130  and  134  for 
additional  provisions) 

.2 

Rear  25%  of  lot 
depth,  but  not 
less  than  15 ' ,  at 
grade  level  and 
above 

Rear  25%  of  lot 
depth,  but  not 
less  than  15 ' ,  at 
grade  level  and 
above 

Minimum  Usable  Open  Space 
(See  §  135  for  additional 
provisions) 

.3 

100  sq.ft.  per 
unit 

100  sq.ft.  per 

unit 

Residential  Off-Street  Parking 

.4 

1  space  per  unit 

No  spaces  for  the 
first  4  units; 
then  1  space  per 
2  units 

All  Other  Off-Street  Parking 
(See  §  151,  Table  4  for 
specific  requirements) 

.5 

Generally,  no 
spaces  required  up 
to  5,000  sq.ft. 

Generally,  no 
spaces  required  up 
to  5,000  sq.ft. 

Off-Street  Freight  Loading 
(See  §  152,  Table  5  for 
specific  requirements) 

.6 

Generally,  no 
spaces  required  up 
to  10,000  sq.ft. 

Generally,  no 
spaces  required  up 
to  10,000  sq.ft. 

Height 

(See  §§  102.1 1  and  260  for 
additional  provisions) 

.7 

See  Height  Map 

40  feet 

Basic  Floor  Area  Ratio  Limit 
(See  §  125  for  premiums) 

.8 

1.8  to  1 

residential  units 
not  included 

1.5  to  1 

residential  units 
not  included 

Dwel ling  Unit  Density 
(See  §  209. l(m)  for 

additional  provisions) 

.9 

No  more  than 
1  unit  per  800 
sq.ft.  lot  area 

No  more  than 
1  unit  per  600 
sq.ft.  lot  area 

Group  Housing  Density 
(See  §  208  for  additional 
provisions) 

.10 

No  more  than 

1  bedroom  per  275 

sq.ft.  lot  area 

No  more  than 

1  bedroom  per  275 

sq.ft.  lot  area 

Square  Footage  per  Establishment 

.11 

No  Limit 

2500  sq.ft.* 

P  =  Permitted  *  =  Permitted  up  to  threshold  number;  C  above  threshold 

C  =  Conditional  P**  =  Permitted  if  housing  is  not  removed;  NP  if  removed 

NP  =  Not  Permitted       C**  =  Conditional  if  housing  is  not  removed;  NP  if  removed 
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Zoning  Category 

Sub- 
§  No. 

Existing  §  710 
RC-1 

Proposed  §  715 
24th  Street 

Drive-Up  Facility 

.12 

NP 

NP 

Outdoor  Activity 

.13 

P 

P  on  ground  story; 
C  on  upper  stories 

MCLcbbury  rdrNliiy  aiiu  LUau  i  iiy 

(See  §  204.5  for  additional 
provisions) 

P 

C 

GENERAL  CHARACTERISTICS 

Street  Trees 

.20 

Required 

Required 

General  Advertising  Sign 

.21 

NP 

NP 

Projecting  Business  Sign 

.22 

NP 

P 

Awni  ng 

.23 

NP 

P 

Stories 

Stories 

All 

1- 

2 

3+ 

All 

1- 

2 

3+ 

RETAIL  SALES  AND  PERSONAL  SERVICES 

On-Site  Alcoholic  Beverage  Sale 
[Beer  and  Wine] 

.40 

P 

C 

c 

C 

NP 

NP 

On-Site  Alcoholic  Beverage  Sale 
[Beer,  Wine,  and  Liquor] 

.41 

P 

C 

c 

C 

NP 

NP 

Bar 

.42 

P 

c 

c 

4* 

NP 

NP 

Full-Service  Restaurant 

.43 

P 

c 

c 

12* 

NP 

NP 

Self-Service  Restaurant 

.44 

P 

c 

c 

8* 

NP 

NP 

Take-Out  Food  Establishment 

.45 

P 

c 

c 

4* 

NP 

NP 

Liquor  Store 

.46 

P 

c 

c 

4* 

NP 

NP 

Cabaret 

.47 

P 

c 

c 

NP 

Movie  Theater 

.48 

NP 

P 

c** 

NP 

P  =  Permitted  *  =  Permitted  up  to  threshold  number;  C  above  threshold 

C  =  Conditional  P**  =  Permitted  if  housing  is  not  removed;  NP  if  removed 

NP  =  Not  Permitted       C**  =  Conditional  if  housing  is  not  removed;  NP  if  removed 
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Existing  §  710 
RC-1 

Proposed  §  715 
24th  Street 

Sub- 

Stories 

Stories 

Zoning  Category 

§  No. 

All 

Al  1 

1- 

2 

3+ 

Al  1 

1- 

2 

3+ 

Amusement  Enterprise 

.49 

NP 

C 

NP 

NP 

Adult  Entertainment  Facility 

.50 

P 

C 

C 

NP 

Hotel 

.51 

C 

c 

c** 

c** 

Motel 

.52 

NP 

NP 

Animal  Clinic  or  Hospital 

.53 

NP 

NP 

Commercial  Kennel  or  Stable 

.54 

NP 

NP 

Automotive  Service  Station 
[Gas  Only] 

.55 

kin 

NP 

NP 

Automotive  Service  Station 
[Gas  with  Minor  Repair] 

.56 

NP 

NP 

Automotive  Repair  Facility 
[Mechanical  or  Body  Repair] 

.57 

NP 

NP 

Automobile  Wash 

.58 

NP 

NP 

Tire  Recapping  Facility 

.59 

Nr 

iNr 

Vehicle  Sale  or  Rental 

.60 

NP 

Kin 

NP 

Vehicle  Sale  or  Rental  Lot 

.61 

NP 

NP 

Community  Residential  Garage 

.62 

C 

C 

Parking  Garage  or  Lot 

.63 

C 

C 

Commercial  Vehicle  Storage 
Faci 1 ity 

.64 

NP 

NP 

Parcel  Delivery  Service 

.65 

NP 

p 

NP 

NP 

Automatic  Laundering,  Off-Site 
Dry  Cleaning  Establishment 

.66 

P 

C 

C 

p 

NP 

NP 

On-Site  Dry  Cleaning 
Establishment 

.67 

C 

NP 

NP 

c 

NP 

NP 

P  =  Permitted  *  =  Permitted  up  to  threshold  number;  C  above  threshold 

C  =  Conditional  P**  =  Permitted  if  housing  is  not  removed;  NP  if  removed 

NP  =  Not  Permitted       C**  =  Conditional  if  housing  is  not  removed;  NP  if  removed 
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Existing  §  710 
RC-1 

Proposed  §  715 
24th  Street 

oUD- 

Stories 

Stories 

Zoning  Category 

§  No.  Al 

1  1- 

2 

3+  Al 

1  1- 

2 

3+ 

Trade  Shop 

.68  N 

P 

P 

NP 

NP 

Other  Retail  Sales  or  Personal 
Service  Establishment 

7  O 

.  /o 

P 

C 

C 

P 

NP 

NP 

OFFICES 

Financial  Office 

.80 

P 

C 

c 

4* 

NP 

NP 

Walk-Up  Financial  Service 

.81 

P 

c 

c 

P 

NP 

NP 

Medical  Office 

.82 

P 

c 

c 

P 

p** 

NP 

Other  ottice 

DQ 
.OO 

P 

c 

c 

P 

p** 

NP 

MISCELLANEOUS  OTHER  USES 

Assembly  Area 

.90 

P 

c 

c 

C 

c** 

NP 

Greenhouse,  Plant  Nursery 

.91 

P 

c 

c 

C 

NP 

NP 

Truck  Gardening 

.92 

P 

c 

C  N 

P 

Ambulance  Service 
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REAR  YARDS 

Recommendation:       Rear  twenty-five  percent  of  lot  depth,  but  not  less  than 
(No  Change)  fifteen  feet  at  grade  level  and  above;  no  exceptions. 

(See  §§  130  and  134  of  the  Planning  Code  for  additional 
provisions. ) 

The  rear  yards  control,  as  defined  in  §  702.2,  refers  to  the  unoccupied,  un- 
built portion  at  the  rear  of  each  lot.    The  recommendation  is  equivalent  to 
the  RC-1  base  zoning  control  currently  in  effect  for  the  24th  Street-Noe  Val- 
ley neighborhood  commercial  district. 

The  existing  standard  was  retained  to  both  protect  the  existing  scale  of  deve- 
lopment as  well  as  to  maintain  an  appropriate  scale  of  development  by  regula- 
ting the  commercial  building  envelope  for  future  construction  in  a  way  that  is 
consistent  with  the  adjacent  buildings.    Indirectly,  this  regulation  of  com- 
mercial development  could  control  congestion,  noise,  traffic,  and  concomitant 
nuisances  associated  with  added  commercial  intensification  in  the  24th  Street 
district. 

It  is  important  also  to  assure  the  protection  and  continuation  of  the  estab- 
lished, mid-block,  landscaped  open  space  corridors  which  exist  in  the  interior 
of  the  blocks  of  the  24th  Street-Noe  Valley  neighborhood  commercial  district. 
As  documented  in  the  data  analysis,  sixty-two  percent  of  the  lots  either  meet 
or  exceed  the  standard  of  twenty-five  percent  or  fifteen  feet  of  the  rear  por- 
tion of  the  lot  as  open  space  with  no  obstructions.    As  many  as  forty  percent 
of  the  district's  lots  have  at  least  a  thirty-five  percent  rear  yard.    An  ad- 
ditional six  percent  have  some  rear  yards,  but  fail  to  meet  the  standard. 

Full  buildout  (no  rear  yard)  would  be  appropriate  whenever  two  commercial  dis- 
tricts happened  to  be  abutting  each  other.    However,  this  level  of  intensity 
is  not  appropriate  where  the  rear  of  the  commercial  lots  abut  directly  onto 
lots  with  single  or  double  family  dwellings.    The  24th  Street-Noe  Valley 
neighborhood  commercial  district  is  surrounded  by  a  low-intensity  residential 
district.    Development  of  the  commercial  district  lots  at  too  large  a  scale 
would  damage  the  character  of  these  residential  areas. 
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Given  the  topography  of  the  area,  which  in  many  of  the  southside  24th  Street 
lots  slope  downward  towards  Jersey  Street,  the  recommended  control  would  help 
to  prevent  potential  security  problems,  nuisances,  and  intrusions  of  privacy 
from  the  commercial  uses  to  the  adjoining  residences.    In  addition,  the  noise, 
odors,  and  other  problems  commonly  experienced  by  residents  with  properties 
along  a  commercial-residential  interface  could  be  alleviated. 

Only  the  Noe  Valley  Merchants  Association  favored  a  more  permissive  option,  as 
they  preferred  a  C-2  (§  708)  type  control,  in  which  a  rear  yard  would  only 
have  to  be  provided  at  the  level  of  a  dwelling  unit. 

MINIMUM  USABLE  OPEN  SPACE 

Recommendation:       If  provided  privately,  100  square  feet  required  per  unit; 
(No  Change)  If  provided  communally,  133  square  feet  required  per  unit. 

(See  §  135  of  the  Planning  Code  for  additional  provisions.) 

Open  space,  as  defined  by  §  702.3,  is  currently  provided  for  in  §  135  of  the 
Planning  Code.    It  refers  to  an  outdoor  area  or  area  designed  for  outdoor  liv- 
ing, recreation,  or  landscaping,  and  includes  decks,  balconies,  porches,  and 
roofs.    The  recommendation  is  identical  to  the  existing  control  as  specified 
for  RC-1  districts. 

If  the  space  provided  is  designed  for  use  by  only  one  dwelling  unit,  100 
square  feet  must  be  provided  per  residential  unit.    However,  if  the  proposed 
space  is  to  be  shared  by  two  or  more  units,  133  square  feet  must  be  provided 
for  each  unit.    This  requirement  only  applies  to  new  residential  units  which 
are  being  constructed  or  to  existing  buildings  where  additional  units  are 
being  added.    There  are  no  particular  characteristics  of  24th  Street  that 
would  make  different  open  space  requirements  necessary  or  appropriate. 

RESIDENTIAL  OFF-STREET  PARKING 

Recommendation:       No  parking  required  for  the  first  four  dwelling  units; 
(Change)  One  parking  space  required  for  every  two  units  thereafter. 

Residential  off-street  parking,  as  defined  in  §  702.4,  refers  to  the  minimum 
number  of  parking  spaces  which  must  be  provided  for  each  new  residential  unit 
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constructed  or  added.    The  existing  control,  which  applies  to  all  districts 
except  RC-4  and  C-3  mandates  that  one  space  per  unit  be  provided.    The  recom- 
mendation would  change  the  requirement  so  that  no  spaces  would  be  required  for 
the  first  four  units  of  housing.    One  parking  space  would  be  required  for  each 
additional  two  residential  units  constructed. 

The  December  1982  land  use  inventory  verified  that  the  current  development 
pattern  on  24th  Street  is  mixed  use.    It  would  be  desirable  if  any  new  con- 
struction were  also  mixed  use.    The  existing  off-street  parking  requirements 
virtually  prevent  any  new  mixed  use  development  on  the  typical  25'  X  114'  lot 
in  the  Noe  Valley  from  being  constructed  (unless  the  requirements  were  relaxed 
by  variance).    Specifically,  the  one  parking  space  for  every  dwelling  unit  re- 
quirement negates  the  possibility  of  having  ground  story  commercial  with  upper 
story  residential.    Except  on  large  or  corner  lots,  the  required  access  neces- 
sary to  satisfy  the  parking  requirement  reduces  the  available  ground  story 
space  to  below  minimum  standards. 

Since  commercial  establishments  of  up  to  5000  square  feet  are  exempt  from  the 
off-street  parking  requirement,  the  most  attractive  development  to  a  builder 
seeking  to  maximize  commercial  space  on  a  standard  lot  under  the  existing  zon- 
ing is  often  a  single  story  commercial  building.    This  type  of  construction, 
which  is  not  an  efficient  use  of  land,  is  also  out  of  character  with  the  exis- 
ting buildings  in  the  neighborhood.    A  more  desirable  development  would  be 
some  combination  of  housing  over  commercial. 

The  recommended  control  would  allow  four  dwelling  units  to  be  built  without 
the  provision  of  any  parking.    This  change  would  help  to  restore  the  incentive 
to  provide  housing  as  well  as  commercial  space  in  new  construction  on  24th 
Street,  as  commercial  space  could  be  located  on  the  ground  story  below  four 
apartment  units.    The  type  of  mixed  use  construction  encouraged  by  this  change 
in  the  control  would  be  in  harmony  with  the  surrounding  buildings  since  no 
changes  are  being  proposed  for  the  basic  building  envelope  controls. 

As  indicated  in  the  data  analysis,  parking  on  and  in  the  vicinity  of  the  24th 
Street-Noe  Valley  neighborhood  commercial  district  can  be  scarce.    Although  a 
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total  of  2380  legal  parking  spaces  were  noted  within  a  two-block  radius  of  the 
district,  a  systematic  sample  of  parking  availability  on  a  typical  Saturday 
afternoon  showed  that  about  ninety-seven  percent  of  those  parking  spaces  sam- 
pled were  occupied.    However,  it  should  be  noted  that  this  survey  was  delibe- 
rately taken  between  1:00  and  3:00  p.m.,  when  the  conflict  between  24th  Street 
shoppers  and  area  residents  was  believed  to  be  potentially  at  its  worst.  Ad- 
ditionally, only  the  blocks  adjacent  to  the  most  active  part  of  the  commercial 
district  (bounded  by  23rd,  Castro,  25th,  and  Sanchez  Streets)  were  surveyed. 

Within  the  24th  Street  district  proper,  a  total  of  282  on-street  parking  spa- 
ces were  noted--100  of  them  unmetered;  138  metered;  37  yellow  zones,  and  7 
green  zones.    Between  6:00  p.m.  and  8:00  a.m.,  the  meter  and  zone  regulations 
are  not  enforced,  and  these  spaces  are  available  without  restrictions  to  both 
residents  and  commercial  patrons. 

In  examining  the  existing  off-street  parking  supply,  local  businesses  within 
the  district  provide  133  spaces  of  parking  accessory  to  their  uses.    The  one 
municipally-owned  parking  lot  contains  room  for  sixteen  vehicles.  Currently, 
158  of  the  391  existing  residential  housing  units  or  forty  percent  of  the 
households  in  24th  Street  commercial  district  have  private  parking  places 
available  for  their  use. 

In  1970,  forty  percent  of  existing  San  Francisco  households  did  not  own  auto- 
mobiles.   The  Department  believes  that  this  type  of  household  could  be  at- 
tracted to  24th  Street  for  a  variety  of  reasons.    Transit  access  on  the  street 
and  to  downtown  is  reasonably  good,  making  transit  a  feasible  alternative  for 
the  trip  to  work.    A  Department  survey  of  25%  of  the  residents  along  24th 
Street  estimated  that  38%  of  them  took  transit  to  and  from  work  each  weekday, 
while  an  additional  eight  percent  walked  or  bicycled  to  work. 

Due  to  the  wide  range  of  goods  and  services  available  along  24th  Street,  many 
of  the  most  recurring  shopping  needs  of  the  potential  residents  which  might 
result  from  this  change  in  the  parking  control  could  be  satisfied  on  the 
street.    The  transportation  survey  referenced  above  estimated  that  about  half 
of  the  non-work  trips  of  24th  Street  residents  were  for  shopping,  running  er- 
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rands,  and  other  necessities.  Twenty-nine  percent  of  these  trips  were  made  on 
foot  with  transit  accounting  for  an  additional  fourteen  percent. 

Since  most  lots  in  the  district  are  already  rather  fully  developed,  only  a 
modest  amount  of  new  residential  construction  is  expected  to  result  from  this 
change  in  controls  in  the  near  future.    Given  that  at  least  some  of  the  poten- 
tial occupants  of  that  housing  will  not  own  cars,  the  potential  impact  of  the 
change  will  be  somewhat  mitigated. 

Residents  in  the  area  felt  that  at  least  one  space  per  unit  should  be  required 
for  all  residential  construction.    The  business  community,  on  the  other  hand, 
favored  the  proposed  control. 

ALL  OTHER  OFF-STREET  PARKING 

Recommendation:       Generally,  No  spaces  required  up  to  5000  square  feet  of 
(No  Change)  occupied  floor  area.    Above  5000  square  feet,  one  space 

per  500  square  feet  of  all  occupied  floor  area  required. 
(See  §  151,  Table  4  of  the  Planning  Code  for  specific 

requirements. ) 

All  other  off-street  parking,  as  defined  in  §  702.5,  refers  to  the  minimum 
number  of  off-street  parking  spaces  required  for  new  non-residential  develop- 
ment.   The  existing  requirements,  currently  applicable  citywide,  are  contained 
in  §  151,  Table  4  of  the  Planning  Code  which  provides  the  specific  number  of 
spaces  that  are  required  according  to  the  nature  of  the  proposed  use.  Eight 
businesses  currently  provide  about  133  parking  spaces  for  their  customers  and/ 
or  their  employees. 

Generally,  for  most  of  the  most  common  commercial  uses,  both  retail  and  of- 
fices, no  parking  is  required  for  the  first  5000  feet  of  the  use.  However, 
once  above  the  5000-foot  threshold,  off-street  parking  is  required  for  each 
500  square  feet  of  occupied  floor  area  calculated  on  the  entire  amount.  These 
controls  appear  adequate  at  this  time,  but  may  be  the  subject  of  future  de- 
tailed studies.  No  requests  for  changes  in  the  control  were  voiced  by  neigh- 
borhood or  merchant  groups. 


-  54  - 


OFF-STREET  FREIGHT  LOADING 

Recommendation:       Generally,  no  spaces  required  up  to  10,000  square  feet 
(No  Change)  of  gross  floor  area. 

(See  §  152,  Table  5  of  the  Planning  Code  for  specific 
requirements. ) 

Off-street  freight  loading,  as  defined  in  §  702.6,  refers  to  the  minimum  num- 
ber of  off-street  freight  loading  spaces  required  for  new  commercial  and  manu- 
facturing uses.    The  existing  requirements,  currently  applicable  citywide,  are 
contained  in  §  152,  Table  5  of  the  Code  and  vary  according  to  the  nature  of 
the  proposed  use. 

Currently,  for  retail  stores,  wholesaling,  manufacturing,  and  other  uses  en- 
gaged in  the  handling  of  goods  up  to  10,000  square  feet,  no  freight  loading 
spaces  are  required.    Currently,  for  offices,  hotels,  apartments,  and  all  oth- 
er uses  up  to  100,000  square  feet  not  otherwise  referenced,  there  is  no  re- 
quirement for  off-street  freight  loading  spaces. 

The  recommendation  for  the  24th  Street-Noe  Valley  neighborhood  commercial  dis- 
trict represents  no  change  in  the  existing  control.    There  is  currently  room 
for  thirty-seven  vehicles  in  the  fifteen  yellow  zones  scattered  throughout  the 
commercial  strip.    This  should  be  adequate  to  accommodate  the  freight  loading 
requirements  of  the  modest  increase  of  new  commercial  space  likely  to  be  built 
given  the  development  that  already  exists.    The  exemptions  for  uses  under 
10,000  square  feet  will  encourage  smaller  size  development  without  curb  cuts 
or  driveways  which  is  appropriate  for  24th  Street. 

HEIGHT 

Recommendation:       40  feet 

(No  Change)  (See  §§  102.11  and  260  of  the  Planning  Code  for  additional 

provisions.) 

Height,  as  defined  by  §  702.7,  is  the  maximum  vertical  distance  which  a  buil- 
ding or  structure  rises  above  a  certain  point  of  measurement.    Currently,  the 
existing  height  limit  in  the  24th  Street-Noe  Valley  neighborhood  commercial 
district  is  forty  feet.    The  recommendation  represents  no  change  in  the  exis- 
ting control . 
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The  allowable  height  of  adjacent  residential  districts  is  also  40  feet.  While 
most  of  the  existing  buildings  on  24th  Street  are  lower  than  40  feet,  there  is 
not  a  uniform  street  wall  height.    Most  of  the  buildings  in  the  district  are 
either  two  or  three  stories  high,  with  each  height  accounting  for  about  forty 
percent  of  the  structures.    Thirteen  percent  are  single-story  structures  while 
five  percent  are  four  stories  high.    A  few  new  40  feet  high  buildings  would 
not  detract  from  the  existing  scale  of  the  street.    Therefore,  a  change  in  the 
allowable  height  is  not  considered  necessary  or  appropriate. 

BASIC  FLOOR  AREA  RATIO  LIMIT 

Recommendation:       1.5  to  1;  residential  units  not  included. 
(Change)  (See  §  125  of  the  Planning  Code  for  premiums.) 

The  basic  floor  area  ratio  limit,  as  defined  in  §  702.8,  refers  to  the  maximum 
ratio  of  gross  floor  area  of  all  stories  of  a  building  or  buildings  on  a  lot 
to  the  area  of  the  lot.    The  control  currently  in  effect  for  24th  Street  is 
1.8  to  1  with  residential  space  not  included  in  the  calculation.    For  example, 
a  typical  25'  X  114'  lot  in  Noe  Valley  has  an  area  of  2850  square  feet.  Theo- 
retically, the  maximum  buildout  on  this  lot,  exclusive  of  residential  units, 
would  be  1.8  times  the  2850  or  5130  total  square  feet  of  commercial  space. 

The  Department  recommends  that  the  basic  floor  area  ratio  limit  be  lowered  to 
1.5  to  be  consistent  with  both  the  rear  yard  requirement  which  permits  no  more 
than  75%  of  any  story  to  be  built  upon  and  the  upper  story  controls  which  pro- 
hibit commercial  use  above  the  second  story.    These  two  existing  control  re- 
quirements already  effectively  limit  the  basic  floor  area  ratio  to  1.5. 

DWELLING  UNIT  DENSITY 

Recommendation:  Dwellings  at  a  density  ratio  not  exceeding  one  dwelling  unit 
(Change)  for  each  600  square  feet  of  lot  area. 

(See  §  209. l(m)  of  the  Planning  Code  for  additional 
provisions. ) 

Dwelling  density,  as  defined  in  §  702.9,  specifies  the  maximum  number  of  dwel- 
ling units  which  can  be  constructed  based  on  the  square  footage  of  the  lot 
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area.    Currently,  the  RC-1  base  district  allows  one  dwelling  unit  for  every 
800  square  feet  of  lot  area.    The  recommendation  calls  for  changing  the  den- 
sity level  to  one  unit  for  every  600  square  feet. 

The  difference  between  the  current  and  recommended  controls  can  be  illustrated 
by  examining  the  residential  potential  of  a  standard  Noe  Valley  25'  X  114' 
lot.    With  2850  total  square  feet  of  lot  area,  under  the  existing  control 
(1:800),  three  housing  units  could  be  constructed.    Under  the  proposed  recom- 
mendation (1:600),  one  additional  unit,  or  a  total  of  four,  could  be  cons- 
tructed.   With  the  same  building  envelope,  rear  yard  requirement,  and  height 
limitation,  each  of  the  four  units  constructed  would  likely  be  smaller  than 
those  constructed  if  only  three  were  permitted.    The  residential  off-street 
parking  requirement  has  been  adjusted  with  this  increased  density  in  mind  so 
that  the  parking  standards  would  not  adversely  affect  the  feasibility  of  pro- 
viding additional  mixed  use  development  as  is  currently  the  case. 

An  increase  in  housing  unit  density  would  also  make  mixed  use  development 
along  24th  Street  more  financially  feasible,  and  therefore  more  likely  to  oc- 
cur, thus  reinforcing  the  existing  development  pattern.    The  smaller  units 
would  likely  appeal  to  single  person  households  which  represent  an  increasing 
proportion  of  the  San  Francisco  population. 

The  area  along  24th  Street  could  accommodate  additional  density  due  to  its 
adequate  transit  access,  available  open  space,  and  the  full  range  of  retail 
business  and  personal  service  establishments. 

All  the  community  groups  support  this  increase  in  housing  density  with  the 
exception  of  the  Castro  Club  which  prefers  the  existing  1:800  control. 

GROUP  HOUSING  DENSITY 

Recommendation:       Dwellings  at  a  density  ratio  not  exceeding  one  bedroom  for 
(Change)  each  275  square  feet  of  lot  area. 

(No  Change)  (See  §  208  of  the  Planning  Code  for  additional  provisions.) 

Group  housing  density,  as  defined  in  §  702.10,  specifies  the  maximum  number  of 
bedrooms  per  lot  for  group  housing,  a  use  which  provides  lodging  without  in- 
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dividual  cooking  facilities  by  pre-arrangement  for  a  week  or  more.  Some  ex- 
amples include  residential  hotels,  boarding  homes,  residence  clubs,  and  fra- 
ternity or  sorority  houses.  The  recommendation  is  identical  to  the  existing 
control  as  specified  in  §  208  of  the  Planning  Code  for  RC-1  districts.  This 
same  density  level  is  also  in  effect  throughout  the  vicinity  of  the  24th 
Street-Noe  Valley  neighborhood  commercial  district. 

Applied  to  an  typical  25'  X  114'  lot  in  the  district  with  2850  square  feet, 
the  proposed  control  would  permit  a  group  housing  use  that  could  provide  up  to 
10  bedrooms.    Accordingly,  up  to  20  boarders  could  reside  in  this  building  as 
the  Code  presently  allows  up  to  two  beds  per  bedroom.    Given  the  small-scale 
nature  of  the  24th  Street,  this  control  appears  to  be  sufficient  at  this 
time.    The  group  housing  density  controls  for  the  more  intensely  developed 
parts  of  San  Francisco  allow  up  to  four  times  as  many  bedrooms  per  lot  than 
the  recommendation  for  this  district.    No  requests  for  changes  in  the  control 
were  voiced  by  neighborhood  or  merchant  groups. 

SQUARE  FOOTAGE  PER  ESTABLISHMENT 

Recommendation:  Permitted  -  Establishments  with  fewer  than  2500  square  feet; 
(Change)  Conditional  -  Establishments  with  more  than  2501  square  feet. 

Square  footage  per  establishment,  as  defined  in  §  702.11,  refers  to  the  total 
amount  of  gross  floor  area  devoted  to  a  single  use.    It  does  not  refer  to  the 
entire  building,  but  to  the  individual  uses  within  it.    While  it  is  not  ad- 
dressed by  the  RC-1  base  zoning  controls,  it  has  been  in  effect  for  the  past 
three  years  on  an  interim  basis  as  a  component  of  the  24th  Street-Noe  Valley 
special  use  district  overlay.    The  interim  control  governs  the  maximum  square 
footage  that  any  one  business  can  occupy.    Under  the  special  use  district  leg- 
islation, a  use  is  permitted  as  a  principal  use  as  long  as  it  does  not  go  over 
2500  square  feet  in  gross  floor  area.    To  exceed  this  threshold,  an  appli- 
cant must  obtain  a  special  use  permit  from  the  City  Planning  Commission. 

The  recommended  control  is  identical  to  the  interim  control  currently  in  ef- 
fect except  that  new  or  existing  establishments  desiring  to  exceed  the  thresh- 
old would  be  required  to  seek  a  conditional  use,  rather  than  a  special  use 
permit.    Therefore,  an  applicant  seeking  to  put  a  use  in  the  24th  Street-Noe 
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Valley  neighborhood  commercial  district  would  be  subject  to  the  following  lim- 
itations:    If  the  proposed  use  is  less  than  2500  square  feet,  it  would  permit- 
ted as  a  principal  use  if  it  meets  the  other  control  requirements  specified 
for  the  district  in  this  report  (e.g.  rear  yards,  basic  floor  area  ratio  lim- 
it, and  use  controls).    However,  if  the  proposed  use  (including  both  new  and 
existing  businesses  wishing  to  expand)  exceeds  the  2500  square  foot  threshold, 
a  conditional  use  authorization  from  the  City  Planning  Commission  would  be  re- 
quired. 

Most  of  the  lots  along  24th  Street  are  either  25'  or  30'  X  114'  with  a  few  no- 
table exceptions,  such  as  both  Bell  Markets,  St.  Phillips  Convent,  Segunda 
Iglesia  Bautista,  and  the  Bank  of  America.    This  pattern  of  lot  development 
has  resulted  in  the  existing  scale  of  the  street  with  a  variety  of  small 
storefronts.    The  maximum  square  footage  provision  of  this  recommendation 
would  help  preserve  the  existing  neighborhood  scale  by  preventing  the  con- 
struction of  large  scale  stores,  such  as  "direct  to  warehouse"  merchandisers, 
large  stereo  stores,  etc. 

In  addition  to  being  out  of  scale  with  the  surrounding  24th  Street  area,  such 
large  uses  could  possibly  generate  more  traffic  and  contribute  to  the  existing 
congestion  in  the  area  depending  on  the  type  of  use.    The  proposed  recommen- 
dation would  also  tend  to  encourage  a  higher  number  of  individual  retail  uses 
since  fewer  existing  storefronts  would  be  eliminated  by  the  consolidation  of 
commercial  space  for  larger  individual  uses.    Furthermore,  it  would  assist  in 
the  preservation  of  storefronts  for  neighborhood-serving  businesses  which  are 
sometimes  displaced  by  competition  for  commercial  space  with  large  users. 

All  four  neighborhood  groups  favor  the  proposed  recommendation  for  the  2500 
square  foot  threshold  as  a  means  to  maintain  the  current  scale  of  the  street. 

DRIVE -UP  FACILITY 

Recommendation:       Not  Permitted 
(No  Change) 

A  drive-up  facility,  as  defined  in  §  702.12,  includes  any  drive-up  or  auto- 
oriented  businesses  laid  out  so  that  patrons  can  patrons  can  be  accommodated 


-  59  - 


whole  remaining  in  their  automobiles.    Banks  or  fast  food  establishments  with 
drive-up  windows  are  prime  examples.    These  uses  are  currently  prohibited  in 
the  24th  Street-Noe  Valley  neighborhood  commercial  district  by  the  RC-1  base 
zoning.    The  commercial  strip  currently  has  one  such  facility  (Dan's  Gas  Sta- 
tion), which  was  constructed  in  1962  under  the  less  restrictive  C-2  zoning. 
However,  it  has  been  noted  and  registered  as  a  non-conforming  use. 

Given  the  width  of  24th  Street  and  existing  congestion,  the  existing  control 
should  be  retained.  The  neighborhood  groups  strongly  support  the  Department 
recommendation. 

OUTDOOR  ACTIVITY 

Recommendation  by  Story:    Ground  and  Below  -  Conditional 
(Change)  Second  and  Above  -  Not  Permitted 

Outdoor  activity,  as  defined  in  §  702.13,  includes  but  is  not  limited  to  sit- 
ting, eating,  drinking,  dancing,  parking,  preparing  food,  and  the  storage  of 
food,  supplies,  garbage,  or  other  material  if  conducted  outside  of  the  buil- 
ding.   The  existing  RC-1  zoning  permits  this  activity  principally  on  the 
ground  story  and  conditionally  on  the  upper  stories.    However,  under  the  in- 
terim special  use  district  controls  in  effect  for  the  past  three  years,  out- 
door activity  has  been  permitted  only  on  the  front  portion  of  the  lot.  Acti- 
vities proposed  for  the  rear  portion  of  a  lot  have  required  special  use  review 
by  the  Zoning  Administrator.    The  recommendation  would  make  any  outdoor  acti- 
vity conditional  on  the  ground  level  or  below  and  prohibit  it  altogether  from 
the  upper  stories. 

Certain  types  of  activity  in  the  rear  portion  of  lots,  such  as  a  rear  deck  ad- 
joining a  restaurant,  while  providing  a  great  opportunity  for  shoppers,  mer- 
chants, and  other  local  residents  to  relax  and  eat  during  their  visits  to  the 
commercial  corridor.    However,  if  not  carefully  located,  designed  and 
screened,  outdoor  activity  can  be  an  almost  unbearable  burden  on  and  nuisance 
to  the  residents  immediately  adjacent  to  these  uses.    This  is  especially  true 
of  24th  Street  where  the  land  slopes  down  to  the  south.    Patrons  on  an  outdoor 
patio  at  the  rear  of  many  lots  on  the  south  side  of  the  street  could  easily 


-  60  - 


see  into  a  dwelling  unit  mless  Lhe  patio  were  carefully  designed  and 
screened . 

Other  potential  problems  with  outdoor  activities  are  noise,  security,  litter, 
and  vandalism.    These  potential  problems  would  be  more  severe  if  the  activity 
were  on  an  upper  story.    Another  area  of  concern  often  voiced  concerning  these 
uses  is  that  they  effectively  increase  the  usable  square  footage  of  an  estab- 
lishment, thereby  intensifying  the  level  of  commercial  activity  in  the  dis- 
trict.   As  a  result,  the  problems  commonly  associated  with  this  increased  com- 
mercialization occur,  such  as  increased  traffic,  congestion,  and  parking  dif- 
ficulty.   By  making  these  uses  conditional,  the  Department,  Commission,  and 
local  merchants  and  residents  would  be  able  to  evaluate  each  application  in 
its  context  of  24th  Street. 

There  are  currently  two  establishments  with  some  kind  of  outdoor  activity  on 
24th  Street  (Maggie's  Restaurant  and  the  Acme  Cafe).    The  neighborhood  groups 
unanimously  support  the  Department's  conditional  recommendation. 

ACCESSORY  PARKING  AND  LOADING 

Recommendation:  Conditional 

(Change)  (See  §204.5  of  the  Planning  Code  for  additional  provisions.) 

Accessory  parking  and  loading,  as  defined  in  §  702.14,  is  off-street  parking 
which  exceeds  that  required  by  §  151,  but  does  not  exceed  the  standards  speci- 
fied in  §  204.5  of  the  Code.    The  existing  RC-1  base  zoning  controls  for  24th 
Street  now  permit  accessory  parking  without  review.    The  recommendation  would 
make  this  parking  permitted  by  conditional  use  only. 

Currently,  eight  uses  in  the  24th  Street-Noe  Valley  neighborhood  commercial 
district  have  accessory  parking  and  they  provide  their  employees  and  customers 
with  133  additional  parking  spaces.    These  uses  would  become  automatic  condi- 
tional uses.    Due  to  the  automobile-oriented  nature  of  accessory  parking  and 
the  congested  traffic  and  parking  problems  which  sometimes  prevail  on  24th 
Street,  the  Department  recommends  careful  conditional  use  examination  of  all 
proposed  accessory  parking  to  assess  its  potential  effects. 
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STREET  TREES 

Recommendation:  Required 
(No  Change) 

Street  trees,  as  defined  in  §  702.20,  are  currently  required  in  RC-1  dis- 
tricts.   The  proposed  recommendation  for  the  24th  Street-Noe  Valley  neighbor- 
hood commercial  district  represents  no  change  in  the  existing  controls  as 
trees  are  appropriate  in  this  mixed  use  district.    The  requirement  applies  to 
both  new  construction  projects,  either  residential  or  commercial,  and  to  major 
alterations  of  existing  buildings.    There  are  currently  eighty-four  street 
trees  alive  and  well  throughout  the  district. 

All  four  neighborhood  groups  concur  with  the  Department  recommendation  to  con- 
tinue requiring  the  placement  of  these  trees. 

GENERAL  ADVERTISING  SIGN 

Recommendation:       Not  Permitted 
(No  Change) 

General  advertising  signs,  as  defined  in  §  702.21,  refer  to  any  signs  which 
direct  attention  to  a  product  or  business  not  sold  or  conducted  where  the  sign 
is  situated.    These  signs  are  not  permitted  in  RC-1  districts,  and  therefore 
not  in  the  24th  Street-Noe  Valley  neighborhood  commercial  district.    There  is 
currently  one  of  these  signs  the  district  in  the  form  of  a  billboard  at  the 
corner  of  Castro  and  Jersey. 

Given  the  small  scale  and  limited  trade  area  of  24th  Street,  the  existing  con- 
trol is  appropriate  and  no  change  is  recommended.    The  neighborhood  groups 
strongly  concur  with  the  Department  recommendation  to  prohibit  these  signs. 

PROJECTING  BUSINESS  SIGN 

Recommendation:  Permitted 
(Change) 

Projecting  business  signs,  as  defined  in  §  702.22,  refer  to  any  signs  which 
extend  beyond  the  property  line  or  building  setback  line  and  which  direct  at- 
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tention  to  the  business  located  on  the  same  premises.    They  are  currently  pro- 
hibited in  RC-1  districts,  but  fifty-seven  remain  along  the  street  and  are 
permitted  to  remain  since  they  were  installed  when  the  zoning  was  less  res- 
trictive.   The  recommendation  is  to  permit  these  and  new  signs  as  long  as  they 
conform  to  the  size  standards  for  projecting  signs  in  C-1  districts  as  speci- 
fied in  §  607  of  the  Planning  Code. 

The  current  controls  allow  existing  signs  to  remain,  but  would  prohibit  any 
change  of  copy  on  existing  signs  or  installation  of  any  new  signs.    Such  re- 
strictions would  be  unfair  to  new  businesses  which  are  bound  to  open  in  an  ac- 
tive retail  district  like  24th  Street  which  has  such  a  large  number  of  exis- 
ting signs.    Therefore,  the  recommendation  is  to  permit  general  business  signs 
which  conform  to  §  607  of  the  Code. 

AWNING 

Recommendation:  Permitted 
(Change) 

Awnings,  as  defined  by  §  702.23,  refer  to  the  light  roof-like  coverings  sup- 
ported entirely  by  the  building  and  used  for  both  decorative  purposes  and  for 
protection  from  the  sun  and  rain.    They  are  currently  prohibited  in  all  resi- 
dential districts,  including  RC-1,  but  thirty-three  exist  along  the  street  and 
are  permitted  to  continue  since  they  were  installed  at  a  time  when  the  zoning 
was  less  restrictive. 

The  existing  Code  provision  which  probibits  awnings  in  all  RC  districts  has 
been  a  particularly  sensitive  issue  to  merchants  in  the  more  intensely- 
developed  residential-commercial  areas  such  as  24th  Street.    This  concern 
arises  because  merchants  often  use  awnings  in  the  place  of  projecting  business 
signs  as  they  can  become  an  attractive  and  colorful  form  of  advertisement. 
The  existing  awnings  do  not  appear  to  cause  any  problems  on  24th  Street.  They 
can  also  enhance  the  shopping  character  of  the  street  as  well  as  provide  shop- 
pers with  protection  from  the  elements.    Therefore,  the  recommendation  is  to 
permit  them  as  long  as  they  conform  to  the  standards  specified  in  the  San 
Francisco  Building  Code. 
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ON-SITE  ALCOHOLIC  BEVERAGE  SALE— [Beer  and  Wine] 

ON-SITE  ALCOHOLIC  BEVERAGE  SALE— [Beer.  Wine,  and  Liquor] 

Recommendation  by  Story:    Ground  and  Below  -  Conditional 
(Change)  Second  and  Above  -  Not  Permitted 

On-site  alcoholic  beverage  sale,  as  defined  in  §  702.40  to  include  beer  and 
wine  only  and  in  §  702.41  to  include  beer,  wine,  and  liquor,  refers  to  any 
restaurant,  bar,  or  place  of  entertainment  engaged  in  the  sale  of  the  speci- 
fied alcoholic  beverages  for  consumption  on  the  premises.    It  does  not  concern 
beverages  which  are  consumed  at  a  location  other  than  where  they  were  pur- 
chased. 

The  existing  RC-1  base  district  for  24th  Street  does  not  address  the  on-site 
sale  of  alcoholic  beverages  as  a  separate  and  distinct  use.    As  in  all  other 
RC  districts,  the  on-site  sale  of  alcoholic  beverages  is  permitted  at  any 
ground  level  establishment  and  conditional  on  the  upper  stories  if  the  proper 
licenses  have  been  obtained  from  the  State  Department  of  Alcoholic  Beverage 
Control. 

Currently,  the  interim  24th  Street  special  use  district  has  limited  the  number 
of  establishments  serving  any  type  of  alcohol  on-site  through  its  controls  on 
bars,  restaurants,  and  places  of  entertainment.    Under  these  regulations, 
thresholds  were  set  for  the  number  of  bars  and  restaurants  within  the  district 
which  when  reached,  required  subsequent  applications  to  undergo  special  use 
review.    Similarly,  all  applications  for  places  of  entertainment  require  this 
type  of  special  use  review. 

Within  these  special  use  categories,  only  bars  have  been  regulated  for  the  on- 
site  sale  of  alcohol,  while  restaurants  have  been  controlled  only  by  their 
food  sales  and  service  characteristics.    Currently,  there  is  no  difference  in 
the  controls  for  restaurants  serving  no  alcohol,  those  serving  beer  and  wine, 
or  those  with  a  full  bar.    This  lack  of  distinction  in  the  special  use  legis- 
lation has  allowed  existing  restaurants  in  the  special  use  districts  to  inten- 
sify their  use  without  having  to  undergo  the  same  review  process  required  for 
new  establishments.    For  example,  luncheonettes  previously  not  offering  alco- 
holic beverages  have  been  allowed  to  convert  into  full-service  restaurants 
with  full  bars  without  Department  or  community  review. 
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Changes  like  these  have,  in  some  cases,  altered  the  existing  character  of  a 
commercial  districts,  thus  generating  significant  concerns  among  neighborhood 
residents.    The  Department  has  been  able  to  curtail  these  trends  to  a  certain 
extent,  but  only  in  the  review  of  special  use  applications  for  "new"  restau- 
rants.   In  some  cases,  the  City  Planning  Commission  has  attached  specific  con- 
ditions to  new  restaurant  permits  which  preclude  any  future  sale  of  alcoholic 
beverages. 

The  recommended  controls  for  the  ground  story  of  the  24th  Street-Noe  Valley 
neighborhood  commercial  district  would  make  all  new  applications  for  the  sale 
of  alcoholic  beverages  in  bars,  restaurants,  and  places  of  entertainment  con- 
ditional, both  for  beer  and  wine  sales  as  well  as  the  sale  of  beer,  wine  and 
liquor.    Additionally,  conditional  use  authorization  would  be  required  for  any 
existing  restaurant  applying  either  to  begin  selling  alcoholic  beverages  of 
any  type  for  the  first  time  or  to  begin  selling  full  liquor  when  they  had  pre- 
viously been  restricted  to  the  sale  of  only  beer  and  wine.    The  sale  of  any 
kind  of  alcoholic  beverage  in  the  upper  stories  would  be  prohibited. 

There  are  currently  nineteen  establishments  selling  alcoholic  beverages  for 
on-site  consumption  on  24th  Street.    These  include  six  bars  and  one  restaurant 
offering  beer,  wine  and  liquor  and  twelve  restaurants  offering  beer  and  wine 
only.    An  examination  of  the  land  use  trends  for  the  district  from  August  1979 
through  December  1982  showed  that  while  bars  and  restaurants  were  increasing 
from  twenty-four  to  thirty-five  (attributable  in  part  to  changes  in  the  res- 
taurant definition),  establishments  serving  alcoholic  beverages  remained  con- 
stant at  nineteen. 

There  is  a  legitimate  need  to  control  the  number  of  establishments  engaged  in 
on-site  alcoholic  beverage  sales  within  the  24th  Street  district  and  the  con- 
comitant nuisances  associated  with  their  proliferation.    Although  there  has 
not  been  any  increase  in  on-site  sale  establishments  over  the  past  three 
years,  the  current  inventory  of  nineteen  already  exceeds  the  State  Department 
of  Alcoholic  Beverage  Control's  standards  for  on-site  sale  establishments. 
The  State's  standard  ratio  of  establishments  selling  on-site  beer,  wine,  and 
liquor  relative  to  the  population  at  large  is  one  for  every  2000  people.  For 
Noe  Valley  as  a  whole  entity,  with  a  1980  population  of  12,798,  the  ratio 
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would  translate  to  slightly  more  than  six  establishments,  one  less  than  the 
current  inventory  of  seven. 

The  State  does  not  maintain  quotas  for  bars  and  restaurants  selling  only  on- 
site  beer  and  wine.    However,  the  average  density  of  these  establishments  in 
San  Francisco  as  a  whole  was  found  to  be  at  one  for  every  3015  people.  Ap- 
plied to  Noe  Valley,  this  level  of  concentration  translates  to  about  four 
businesses.    Since  there  are  currently  twelve  on-site  beer  and  wine 
restaurants  in  the  24th  Street  commercial  strip,  it  appears  that  the 
district's  inventory  exceeds  the  citywide  average  by  three  hundred  percent. 

Additionally,  the  stretch  of  24th  Street  between  Church  to  Castro  appears  on  a 
list  of  five  streets  within  the  Mission  District  which  both  the  San  Francisco 
Police  Department  and  the  State  Department  of  Alcoholic  Beverage  Control  feel 
constitute  a  police  problem.  All  applications  for  the  sale  of  alcoholic  bev- 
erages on  the  streets  in  this  list  are  scrutinized  by  both  departments  to  de- 
termine if  approval  would  generate  additional  problems. 

By  making  both  types  of  on-site  alcoholic  beverage  sale  conditional,  the  City 
Planning  Commission,  the  Department,  and  the  public  would  be  given  a  chance  to 
review  subsequent  applications  for  these  uses.    The  recommended  control  reme- 
dies the  current  problem  of  existing  restaurants  being  able  to  intensify 
through  either  the  initial  addition  of  alcoholic  beverages  or  the  addition  of 
full  liquor  to  existing  beer  and  wine  establishments  without  public  review. 
Although  no  specific  recommendations  were  received  from  the  neighborhood 
groups  regarding  the  regulation  of  on-site  alcohol  sales  as  a  zoning  category, 
their  concern  about  the  number  of  establishments  offering  both  on-site  and 
off-site  alcoholic  beverages  has  been  voiced  often  at  City  Planning  Commission 
meetings. 

BAR 

Recommendation  by  Story:    Ground  and  Below  -  Permitted  up  to  4 
(Change)  Conditional  for  5  and  above 

Second  and  Above  -  Not  Permitted 

A  bar,  as  defined  in  §  702.42,  refers  to  a  retail  drinking  establishment  which 
sells  alcoholic  beverages  for  consumption  on  the  premises  and  which  permits  no 
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person  under  the  age  of  21.    The  existing  RC-1  permanent  zoning  along  24th 
Street  does  not  address  bars  as  a  separate  and  distinct  use;  it  permits  them 
as  principal  uses  on  the  ground  story  and  as  conditional  uses  in  the  upper 
stories.    However,  24th  Street  has  had  interim  special  use  district  controls 
for  the  past  three  years  which  supersede  the  base  RC-1  controls  regarding 
bars.    Under  these  provisions,  up  to  four  bars  are  permitted  as  principal  uses 
on  24th  Street.    Above  this  threshold  of  four,  they  are  subject  to  special  use 
review  by  the  Zoning  Administrator. 

The  recommendation  is  to  make  the  interim  controls  permanent.    As  a  result, 
after  there  are  four  bars  on  the  street,  applications  for  subsequent  bars 
would  be  required  to  seek  conditional  use  approval.    Future  expansions  or  re- 
locations of  any  of  the  six  bars  which  are  currently  in  the  district  would 
also  need  to  undergo  the  conditional  use  process. 

There  is  a  legitimate  need  to  control  bars,  and  the  concomitant  nuisances  gen- 
erally associated  with  their  proliferation  on  24th  Street.    In  the  past,  both 
merchants  and  residents  alike  have  been  concerned  about  the  increased  levels 
of  noise,  traffic,  late-night  activity,  trash  production,  parking  congestion, 
litter,  crime,  and  vandalism  often  associated  with  a  concentration  of  bars. 

This  recommendation  would  assist  indirectly  in  the  preservation  of  other 
neighborhood-serving  storefronts  for  local -servi ng  businesses,  sometimes  dis- 
placed when  forced  to  compete  with  bars  and  other  popular  uses  which  are  usu- 
ally able  to  pay  higher  rents.    The  conditional  control  could  also  help  main- 
tain a  more  balanced  mix  of  commercial  retail  goods  and  services  and  the 
neighborhood  orientation  of  the  district.    Area  residents  and  merchants  point 
to  other  streets  in  the  city  where  there  is  a  preponderance  of  eating  and 
drinking  establishments,  like  Union  Street  or  Clement  Street,  and  how  those 
areas  now  serve  a  citywide  clientele  as  opposed  to  just  their  immediate 
areas.    They  would  like  to  preserve  the  existing  character  of  24th  Street  by 
making  the  interim  controls  permanent.    All  of  the  neighborhood  groups  concur 
with  the  Department  recommendation  that  future  bars  undergo  the  close  scrutiny 
that  the  conditional  use  control  would  require.    Six  bars  within  the  half-mile 
long  commercial  strip  is  adequate  to  meet  the  needs  of  the  district  for  these 
types  of  establishments. 
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FULL-SERVICE  RESTAURANT 


Recommendation  by  Story: 
(Change) 


Ground  and  Below 


Permitted  up  to  12 
Conditional  for  13  and  above 


Second  and  Above 


Not  Permitted 


SELF-SERVICE  RESTAURANT 


Recommendation  by  Story: 
(Change) 


Ground  and  Below 


Permitted  up  to  8 
Conditional  for  9  and  above 


Second  and  Above 


Not  Permitted 


Full-  and  self-service  restaurants,  as  defined  in  §§  702.42  and  702.43 
respectively,  both  refer  to  eating  or  eating  and  drinking  establishments  which 
sell  prepared,  ready-to-eat  cooked  foods.    Full -service  restaurants  are  pri- 
marily geared  for  on-premises  consumption  and  offer  table  service  whereas  food 
sold  by  self-service  restaurants  (deli's,  fast-food  chains,  etc.)  can  be  eaten 
either  on  or  off  the  premises  and  usually  involve  placing  a  food  order  at  a 
counter  or  similarly  designated  area.    Both  types  of  restaurants  provide  ta- 
bles and  chairs,  but  their  presence  in  self-service  establishments  is  usually 
only  for  the  convenience  of  those  customers  who  wish  to  eat  their  meals  inside 
the  restaurant. 

Under  the  existing  RC-1  base  zoning  controls,  restaurants  of  any  type  are  not 
identified  as  separate  and  distinct  uses.    Instead,  they  are  controlled  as  ot- 
her retail  sales  and  personal  services  and  are  permitted  as  principal  uses  on 
the  ground  story  and  by  conditional  uses  on  the  upper  stories. 

However,  during  the  past  three  years,  24th  Street  has  had  additional  controls 
for  restaurants  and  other  sensitive  uses  under  the  24th  Street-Noe  Valley  in- 
terim special  use  district  legislation.    Under  these  provisions,  up  to  four- 
teen restaurants  have  been  permitted  on  the  ground  story  as  principal  uses. 
Once  the  threshold  of  fourteen  was  reached,  all  applications  for  subsequent 
restaurants  have  required  special  use  review  by  the  Zoning  Administrator  or 
City  Planning  Commission. 

The  recommendation  for  full-  and  self-service  restaurants  in  the  24th  Street- 
Noe  Valley  neighborhood  commercial  district  is  to  carry  forth  the  thresholds 
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established  during  the  interim  special  use  period,  but  increase  them  to  twelve 
and  eight  respectively.  The  increase  is  recommended  to  account  for  changes  in 
the  definition  of  restaurants  to  include  establishments  previously  inventoried 
as  either  general  or  specialty  grocery  stores  which  actively  engage  in  serving 
prepared  foods  over  the  counter. 

A  net  increase  of  six  additional  restaurants  results  from  this  change  in  def- 
inition, increasing  the  combined  thresholds  from  fourteen  to  twenty.    The  dif- 
ferentiation between  full-  and  self-service  restaurants,  with  the  difference 
in  the  level  of  service,  not  the  presence  of  tables  or  chairs,  makes  it  pos- 
sible to  more  clearly  distinguish  the  differences  between  the  former  special 
use  categories--f ast  food  establishments  and  restaurants.    The  recommended 
threshold  numbers,  twelve  full-service  and  eight  self-service  restaurants, 
were  derived  by  multiplying  the  total  threshold  after  adjustment  (twenty)  by 
the  percentage  share  of  each  category's  existing  inventory  (full-service, 
62.5%;  self-service,  37.5%). 

There  is  a  legitimate  need  to  continue  controlling  the  total  number  of  restau- 
rants along  24th  Street.    When  these  uses  combine  with  bars  and  take-out  food 
establishments,  the  aggregate  nuisances  generated  have  an  adverse  effect  on 
both  the  street  and  the  adjoining  Noe  Valley  neighborhood.    Increased  levels 
of  noise,  traffic,  parking  congestion,  double  parking,  late-night  activity, 
trash  production,  litter,  crime,  and  vandalism  associated  with  the  prolife- 
ration of  these  uses  are  potential  problems  on  24th  Street  which  could  be  ad- 
dressed through  the  conditional  use  process.    Among  the  two  categories  of  res- 
taurants on  24th  Street,  it  is  usually  the  full-service  restaurants  which  tend 
to  generate  the  most  business  volume,  stay  open  later  hours,  and  serve  more 
alcoholic  beverages,  all  of  which  tend  to  fuel  the  community's  concerns. 

Since  there  are  currently  fifteen  full-  and  nine  self-service  restaurants  in 
the  district,  any  subsequent  application  for  new  restaurants  would  have  to 
seek  conditional  use  authorization  from  the  City  Planning  Commission  unless 
the  proposal  is  to  re-open  a  restaurant  which  has  been  closed  or  vacant  for 
less  than  three  years.    The  control  would  also  apply  to  existing  restaurants 
seeking  to  expand  their  facilities  or  relocating  to  a  different  location  with- 
in the  24th  Street-Noe  Valley  neighborhood  commercial  district. 
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More  than  any  other  use,  restaurants  have  tended  to  proliferate  on  24th 
Street.    Besides  the  twenty-four  referenced  above,  there  are  also  five  take- 
out food  establishments,  bringing  the  total  number  of  food-serving  businesses 
to  twenty-nine.    An  additional  six  specialty  grocery  establishments  (e.g.  bak- 
eries, quiche  shops,  fresh  produce  markets,  etc.)  add  to  the  existing  amount 
of  food  being  sold  on  the  street. 

By  making  it  harder  to  place  additional  full-  and  self-service  restaurants  on 
the  street,  these  recommendations  would  assist  indirectly  in  the  preservation 
of  neighborhood-serving  retail  storefronts  for  local  businesses.  Existing 
commercial  uses  are  often  displaced  by  restaurants  and  other  uses  able  to  com- 
mand higher  rents.    The  threshold  and  conditional  controls  should  also  help 
maintain  a  more  balanced  mix  of  commercial  retail  goods  and  personal  ser- 
vices--a  balance  which  can  be  upset  if  certain  uses  begin  to  predominate.  The 
controls  would  also  ensure  public  evaluation  of  any  future  applications  for 
restaurants  unless  the  number  drops  below  the  recommended  thresholds. 

All  of  the  neighborhood  groups  generally  concur  with  the  Department  recommen- 
dation tnat  subsequent  restaurants  of  any  type  undergo  the  close  scrutiny  that 
the  conditional  use  control  would  require.    They  all  felt  that  the  existing 
threshold  of  seventeen  total  food-serving  establishments  (including  three 
take-out)  was  a  reasonable  number  of  these  uses  to  have  in  their  community. 

TAKE -OUT  FOOD  ESTABLISHMENT 

Recommendation  by  Story:    Ground  and  Below  -  Permitted  up  to  4 
(Change)  Conditional  for  5    and  above 

Second  and  Above  -  Not  Permitted 

A  take-out  food  establishment,  as  defined  in  §  702.45,  refers  to  a  retail  food 
establishment  which  sells  prepared,  ready-to-eat  foods  for  immediate  consump- 
tion off  the  premises  and  which  provides  neither  tables  and  chairs  nor  table 
service.    It  is  distinguished  from  a  specialty  grocery  stores  by  the  "immedi- 
ate consumption"  part  of  the  definition. 

Under  the  existing  RC-1  base  zoning  controls,  take-out  food  establishments  are 
not  identified  as  separate  and  distinct  uses.     Instead,  they  are  controlled  as 
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other  retail  sales  and  personal  services  and  are  permitted  as  principal  uses 
on  the  ground  story  and  by  conditional  use  on  the  upper  stories. 

However,  during  the  past  three  years,  24th  Street  has  had  additional  controls 
for  take-out  food  establishments  and  other  potentially  troublesome  uses  under 
the  24th  Street-Noe  Valley  interim  special  use  district  legislation.  Under 
these  provisions,  up  to  three  "fast-food"  establishments  are  permitted  on  the 
ground  story  as  principal  uses.  Once  the  threshold  of  three  was  reached,  all 
applications  for  subsequent  establishments  have  required  special  use  review  by 
the  Zoning  Administrator  or  City  Planning  Commission. 

There  is  a  need  to  control  the  number  of  fast  food  establishments  along  24th 
Street  for  all  the  same  reasons  cited  for  full-  and  self-service  restaurants. 
Additionally,  these  uses  can  be  especially  problemmatic  in  that  their  high 
volume  of  customers  can  sometimes  cause  people  waiting  in  line  to  spill  out 
onto  the  sidewalks.    Double  parking  is  also  commonplace  outside  of  these  faci- 
lities. 

The  recommendation  for  the  24th  Street-Noe  Valley  neighborhood  commercial  dis- 
trict is  to  retain  the  threshold  for  take-out  food  establishments,  but  in- 
crease the  number  to  four  to  account  for  the  change  in  the  definitions  of  res- 
taurants and  take-out  food  establishments.    As  already  noted,  the  definitional 
change  was  the  factor  responsible  for  a  loss  of  seven  groceries  and  a  gain  of 
six  restaurants  and  one  take-out  establishment.    Actually,  the  take-out  cate- 
gory received  three  grocery  establishments  in  the  transition,  but  lost  two  of 
its  own  establishments,  giving  it  a  net  gain  of  one. 

Since  there  are  already  five  on  the  the  street,  any  subsequent  application  for 
a  new  take-out  place  would  need  to  seek  conditional  use  authorization  from  the 
City  Planning  Commission  unless  the  proposal  is  to  re-open  an  establishment 
which  has  been  closed  and  vacant  less  than  three  years.  The  control  would  al- 
so apply  to  existing  fast  food  establishments  seeking  to  expand  the  size  of  or 
upgrade  their  facilities  (e.g.  by  adding  chairs)  or  relocating  to  a  different 
location  within  the  neighborhood  commercial  district. 
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All  of  the  neighborhood  groups  generally  concur  with  the  Department  recommen- 
dation that  future  take-out  food  establishments  undergo  the  close  scrutiny 
that  the  conditional  use  control  would  require. 

LIQUOR  STORE 

Recommendation  by  Story:    Ground  and  Below  -  Permitted  up  to  4 

(Change)  Conditional  for  5  and  above 

Second  and  Above  -  Not  Permitted 

A  liquor  store,  as  defined  in  §  702.46,  refers  to  either  a  retail  estab- 
lishment which  principally  sells  alcoholic  beverages  for  consumption  off  the 
premises  or  a  retail  grocery  which  devotes  more  than  25%  of  its  occupied  floor 
area  to  the  display  and  sale  of  alcoholic  beverages.    Under  the  existing  RC-1 
zoning  controls,  liquor  stores  are  not  identified  as  separate  and  distinct 
uses.    Generally,  in  most  other  RC-1  districts,  off-site  alcoholic  beverage 
sales  may  occur  in  any  ground  level  establishment  if  the  proper  licenses  have 
been  obtained  from  the  State. 

However,  the  interim  special  use  district  control  has  been  in  effect  along 
24th  Street  which  has  been  addressing  the  number  of  off-site  liquor  store  per- 
mits.   Under  those  regulations,  up  to  four  liquor  stores  have  been  permitted 
as  principal  uses.    Subsequent  applications  for  off-site  liquor  stores  have 
been  required  to  undergo  special  use  review  by  the  Zoning  Administrator  before 
approval . 

There  is  a  need  to  control  liquor  stores  on  24th  Street  and  the  concomitant 
nuisances  generally  associated  with  their  proliferation.    Increased  levels  of 
trash,  late-night  activity,  parking  difficulty,  double  parking,  litter,  crime, 
and  vandalism  commonly  associated  with  a  concentration  these  establishments  in 
conjunction  with  other  bars  and  restaurants  are  potential  problems  on  24th 
Street  which  could  be  addressed  through  the  conditional  use  process. 

The  recommendation  for  the  24th  Street-Noe  Valley  neighborhood  commercial  dis- 
trict is  to  retain  the  threshold  for  liquor  stores  and  keep  the  number  at 
four.    Since  there  are  already  five  on  the  the  street,  any  subsequent  applica- 
tion for  a  liquor  store  would  have  to  seek  conditional  use  authorization  from 
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the  City  Planning  Commission  unless  the  proposal  is  to  re-open  an  establish- 
ment which  has  been  closed  and  vacant  less  than  three  years.    The  control 
would  also  apply  to  existing  liquor  establishments  seeking  to  expand  the  size 
of  their  facilities  or  relocating  to  a  different  location  within  the  neighbor- 
hood commercial  district. 

Making  subsequent  liquor  stores  conditional  would  allow  public  evaluation  of 
any  future  applications.    All  of  the  neighborhood  groups  endorsed  the  similar 
existing  control  (with  threshold  set  at  four)  except  the  Friends,  who  recom- 
mended that  all  off-site  liquor  stores  be  conditional. 

CABARET 

Recommendation:       Not  Permitted 
(Change) 

A  cabaret,  as  defined  in  §  702.47,  refers  to  any  establishment  to  which  a  po- 
lice permit  has  been  granted  for  the  purposes  of  late  night  operation.  Cur- 
rently, the  Police  Code  requires  that  all  businesses  serving  food  and/or  bev- 
erages for  consumption  on  the  premises  between  2:00  and  6:00  a.m.  possess  a 
cabaret  permit.    The  existing  RC-1  base  zoning  does  not  regulate  these  uses  as 
a  separate  and  distinct  use.    However,  over  the  past  two  years,  these  permits 
have  been  regulated  under  the  24th  Street-Noe  Valley  interim  special  use  dis- 
trict.   These  provisions  require  that  a  special  use  review  be  conducted  by  the 
Zoning  Administrator  before  any  cabaret  permits  can  be  issued  on  the  street. 

The  recommendation  will  prohibit  future  cabaret  permits  from  entering  the 
street.    There  is  only  one  establishment  in  the  24th  Street-Noe  Valley  neigh- 
borhood commercial  district  which  currently  possesses  a  cabaret  permit,  the 
San  Francisco  Happy  Donuts  Factory. 

The  Department  as  well  as  the  neighborhood  groups  have  been  troubled  by  some 
of  the  nuisances  that  these  uses  provoke.    Particularly,  concern  centers 
around  both  the  noise  and  the  kinds  of  people  which  all-night  establishments 
tend  to  attract.    The  need  for  24th  Street  to  have  these  uses  is  also  ques- 
tioned when  there  are  several  late  night  establishments  open  in  the  Mission 
district,  a  few  blocks  to  the  east. 
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MOVIE  THEATER 


Recommendation  oy  Story:  Ground  and  Below 
(Change)  Second 


Permitted 


Conditional  provided  that  housing 


Third  and  Above 


is  not  removed; 
Not  Permitted  if  housing  is  removed 
Not  Permitted 


Movie  theaters,  as  defined  in  §  702.48,  are  currently  prohibited  along  24th 
Street  by  virtue  of  the  RC-1  base  zoning.    The  recommendation  is  to  permit 
theaters  on  the  ground  story  as  principal  uses,  and  on  the  second  story  as 
conditional  uses  provided  that  existing  residential  units  are  not  removed. 
There  are  currently  no  movie  theaters  on  the  street. 

Allowing  a  small-scale  theater  to  locate  in  the  district  would  make  this  en- 
tertainment medium  more  accessible  to  the  people  of  the  community  without  many 
of  the  problems  associated  with  large  theaters,  such  as  traffic,  noise,  con- 
gestion, parking  congestion,  and  interruption  of  the  "live"  retail  frontage. 
Under  the  proposed  controls,  any  theater  would  have  to  conform  to  the  existing 
scale  of  development  as  well  as  adhere  to  the  other  applicable  sections  of 
controls  set  forth  in  this  chapter  for  the  24th  Street-Noe  Valley  neighborhood 
commercial  district,  i.e.  square  footage  per  establishment,  rear  yards,  par- 
king, etc. 

Neighborhood  groups'  recommendations  were  evenly  divided  on  the  issue  with  the 
Friends  and  Merchants  seeking  conditional  controls  while  the  Castro  Club  and 
Professionals  suggesting  that  movie  theaters  continue  to  be  prohibited. 


An  amusement  enterprise,  as  defined  in  §  702.49,  includes  places  of  entertain- 
ment, nightclubs,  dance  halls,  billiard  parlors,  places  for  mechanical  amuse- 
ment devices  and  video  games,  and  recreation  buildings.    Applications  for  any 
of  these  uses  must  obtain  a  Police  permit. 


AMUSEfCNT  ENTERPRISE 


Recommendation  by  Story:    Ground  and  Below  -  Conditional 
(Change)  Second  and  Above  -  Not  Permitted 


-  74  - 


Under  the  RC-1  base  zoning,  all  of  the  amusement  enterprises  referenced  above 
are  prohibited.    However,  during  the  past  two  years,  24th  Street  has  had  in- 
terim special  use  district  regulations  which  permit  dance  halls  and  places  of 
entertainment,  but  only  after  special  use  review  by  the  Zoning  Administrator 
of  City  Planning  Commission. 

Currently,  there  are  six  establishments  with  mechanical  amusement  devices, 
three  bars  with  billiard  tables,  and  one  place  of  entertainment  within  the 
district. 

The  recommendation  is  to  make  all  amusement  enterprises  conditional.    This  is 
proposed  because  these  uses  could  be  regarded  as  potential  nuisances  to  the 
surrounding  residential  community,  which  in  this  district,  could  mean  resi- 
dential units  above  the  proposed  use.    These  nuisances  include  noise,  traffic 
congestion,  loitering,  and  vandalism. 

Under  the  proposed  conditional  control,  applications  for  each  potential  amuse- 
ment enterprise  would  be  reviewed  on  a  case  by  case  basis.    Depending  on  the 
conditions,  such  a  use  could  provide  an  opportunity  for  entertainment  which 
would  not  be  disruptive  to  nearby  residents'  evening  relaxation.  However, 
care  would  need  to  be  taken  to  ensure  that  these  uses  do  not  proliferate  or 
compete  with  neighborhood-serving  types  of  uses  for  limited  storefront  space. 

The  neighborhood  groups  are  generally  opposed  to  the  concept  of  Amusement  En- 
terprises.   However,  both  the  Friends  and  the  Merchants  felt  that  perhaps  some 
of  these  uses  could  make  a  positive  contribution  to  the  community  if  the  total 
number  of  such  establishments  were  limited  to  two. 

ADULT  ENTERTAINMENT  FACILITY 

Recommendation:       Not  Permitted 
(Change) 

An  adult  entertainment  facility,  as  defined  in  §  702.50,  includes  adult  book- 
stores, adult  theaters,  and  encounter  studios.    Under  the  existing  RC-1  base 
district  controls,  these  establishments  are  permitted  as  long  as  they  are  sep- 
arated by  at  least  1000  feet.    There  are  currently  none  of  these  facilities  in 
the  district.    Both  of  the  establishments  in  the  district  which  offer  massages 
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are  affiliated  with  beauty  salons.    The  recommendation  would  prohibit  any 
future  facilities  from  locating  in  the  24th  Street-Noe  Valley  neighborhood 
commercial  district. 

Given  the  family-oriented  nature  of  Noe  Valley,  this  type  of  use  is  inappro- 
priate and  incompatible  with  24th  Street.    Although  these  establishments  are 
regulated  by  tne  Police  Code  and  are  routinely  patrolled,  these  types  of  uses, 
by  their  nature,  can  present  problems  to  the  neighborhoods  in  which  they  ex- 
ist.   Because  their  hours  of  operation  usually  extend  past  those  of  other  re- 
tail establishments,  increases  of  late  night  pedestrian  activity,  loitering, 
and  noise  are  frequently  observed  nuisances.    Additionally,  with  the  amount  of 
commercial  space  along  24th  Street  limited  as  it  is,  available  space  should  be 
preserved  for  uses  and  services  which  are  accessible  and  necessary  to  a  wider 
range  of  the  community.    There  are  other  neighborhood  commercial  districts 
where  these  establishments  are  permitted  uses  and  two  citywide  districts  where 
these  uses  flourish.    The  Castro-18th  Street  and  Upper  Market  Street  West  com- 
mercial districts,  just  six  blocks  north  of  24th  Street,  contain  some  of  these 
facilities  as  well  as  the  Mission  district  to  the  east. 

The  four  Noe  Valley  neighborhood  groups  strongly  support  the  DCP  recommen- 
dation. 

HOTEL 

Recommendation  by  Story:    Ground  and  Below  -  Conditional 

(Change)  Second  and  Above  -  Conditional  provided  that  housing 

is  not  removed 
Not  Permitted  if  housing  is  removed 

A  hotel,  as  defined  is  §  702.51,  is  permitted  as  a  conditional  use  on  all 
stories  under  the  existing  RC-1  zoning  controls.    The  recommendation  would 
continue  to  permit  hotels  as  conditional  uses,  but  would  add  the  restriction 
that  hotel  rooms  only  be  allowed  above  the  ground  story  where  displacement  of 
existing  residential  units  is  not  involved.    There  are  currently  no  hotels  in 
the  24th  Street  neighborhood  commercial  district. 

24th  Street  is  a  neighborhood-oriented  street  and  its  primary  intent  is  to 
provide  retail  goods  and  personal  services  to  the  local  residential  popula- 
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tion,  who  by  and  large,  do  not  generally  need  to  have  a  hotel  nearby  except  in 
specialized  cases  (e.g.  if  additional  lodging  is  needed  for  guests,  etc.). 
Hotels,  too,  can  be  problematic  in  that  they  frequently  entail  increased  le- 
vels of  noise,  night  time  activity,  traffic  congestion,  and  parking  problems. 
These  conditions  are  especially  typical  of  larger  facilities.    However,  a 
small  hotel,  such  as  a  bed  and  breakfast  inn,  could  be  operated  in  a  manner 
which  would  not  disturb  local  residential  activity.    The  conditional  use  rec- 
ommendation, while  not  prohiDiting  hotels,  would  place  the  burden  on  the  ap- 
plicant to  demonstrate  why  the  proposed  project  would  be  a  beneficial  addition 
to  the  24th  Street  community  and  would  enable  regulation  of  the  size,  scale, 
design,  location,  and  operation  of  the  hotel. 

Neighborhood  opinion  is  mixed  over  this  issue  with  the  Merchants  and  Friends 
wanting  to  leave  the  option  to  review  a  potential  hotel  proposal  open.  The 
other  groups  favor  not  permitting  them  at  all. 

MOTEL 

Recommendation:       Not  Permitted 
(No  Change) 

A  motel,  as  defined  in  ^  702.52,  is  similar  to  a  hotel  except  that  motels  are 
designed  specifically  for  guests  traveling  by  automobile  and  so  that  each 
sleeping  unit  is  independently  accessible  from  the  outside.    They  are  current- 
ly prohibited  in  RC-1  districts  and  are  inappropriate  in  a  small  scale  and 
congested  district  whose  primary  function  is  to  serve  local  residents.  The 
recommendation  represents  no  change  in  the  existing  control.    There  are  no 
motels  in  the  24th  Street-Noe  Valley  neighborhood  commercial  district  at  this 
time.    All  four  neighborhood  groups  concur  with  the  Department  recommenda- 
tion. 

ANIMAL  CLINIC  OR  HOSPITAL 

Recommendation:       Not  Permitted 
(No  Change) 

An  animal  clinic  or  hospital,  as  defined  in  §  702.53,  provides  animal  care  and 
services  with  overnight  accommodations  and  is  currently  prohibited  by  the  RC-1 


-  77  - 


base  zoning  on  24th  Street.    This  control  is  appropriate  in  this  small  scale 
district  which  has  significant  numbers  of  resiaential  units  in  and  immediately 
around  it.    The  recommendation  represents  no  change  in  the  existing  control. 
There  are  currently  no  such  uses  within  the  district.    All  of  the  neighborhood 
groups  concur  with  the  Department  recommendation  except  for  the  Friends,  who 
favor  a  conditional  control. 

COMMERCIAL  KENNEL  OR  STABLE 

Recommendation:       Not  Permitted 
(No  Change) 

A  commercial  kennel  or  stable,  as  defined  in  §  702.54,  is  currently  prohibited 
by  the  RC-1  base  zoning  on  24th  Street.    This  control  is  appropriate  as  the 
street  is  fully  developed  and  does  not  have  adequate  space  for  such  uses  and 
the  open  space  and  buffering  they  would  require.    The  recommendation  repre- 
sents no  cnange  in  the  existing  control.    There  are  currently  no  such  uses 
within  the  district.    All  of  the  neighborhood  groups  concur  with  the  Depart- 
ment recommendation  except  for  the  Friends,  who  favor  a  conditional  control. 

AUTOMOTIVE  SERVICE  STATION— [Gas  Only] 

Recommendation:       Not  Permitted 
(No  Change) 

A  gas  only  service  station,  as  defined  in  §  702.55,  is  currently  prohibited  on 
24th  Street  because  the  RC-1  base  zoning  prohibits  auto  uses.    The  recommen- 
dation represents  no  change  in  the  existing  control.    There  are  currently  no 
such  uses  within  the  district. 

Since  these  uses  can  occupy  relatively  large  parcels  of  land,  their  presence 
can  interrupt  the  retail  frontage  and  upset  the  pedestrian  orientation  of  the 
street.    Additionally,  the  nuisance  problems  associated  with  these  uses  can 
also  present  a  problem  if  they  abut  or  are  near  residential  uses,  e.g.  noise, 
odors,  and  automobile  traffic  waiting  in  line.    These  uses  are  inappropriate 
in  a  small  scale  district  such  as  24th  Street  which  has  limited  traffic  capac- 
ity. 
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The  four  neighborhood  groups'  opinions  are  mixed  in  their  recommendations  for 
a  control  in  this  category.    While  the  Castro  Club  and  Professionals  would 
permit  these  facilities  as  principal  uses,  the  Friends  favor  a  conditional 
control.    Only  the  Merchants  concurred  with  the  Department  recommendation. 

AUTOMOTIVE  SERVICE  STATION— [Gas  with  Minor  Repair] 

Recommendation:       Not  Permitted 
(No  Change) 

A  automotive  service  station  which  features  both  gas  and  minor  repairs,  as 
defined  in  §  702.56,  is  also  currently  prohibited  on  24th  Street  due  to  the 
use's  automobile-oriented  nature.    The  recommendation  represents  no  change  in 
the  existing  control.    There  is  currently  one  service  station  (Dan's  Gasoline) 
remaining  within  the  district  and  it  has  been  designated  as  a  non-conforming 
use.    Additional  uses  would  be  inappropriate  on  a  small  scale  and  congested 
street  such  as  24th  Street. 

The  four  neighborhood  groups'  opinions  are  again  mixed  in  their  control  recom- 
mendations for  this  category.    While  the  Merchants  and  Professionals  would 
permit  these  facilities  as  principal  uses,  the  Friends  favor  a  conditional 
control.    Only  the  Castro  Club  concurred  with  the  Department  recommendation. 

AUTOMOTIVE  REPAIR  FACILITY— [Mechanical  or  Body  Repair] 

Recommendation:       Not  Permitted 
(No  Change) 

An  automotive  repair  facility,  as  defined  in  §  702.57,  is  currently  prohibited 
by  the  RC-1  base  zoning  on  24th  Street  due  to  its  automobile-oriented  nature. 
The  recommendation  represents  no  change  in  the  existing  control.  Currently, 
there  are  two  of  these  businesses  (within  the  same  building)  remaining  within 
the  district  and  they  may  continue  operating  as  non-conforming  uses.  However, 
future  repair  shops  are  prohibited  and  inappropriate  on  24t  Street. 

The  four  neighborhood  groups'  opinions  are  again  mixed  in  their  control  recom- 
mendations for  this  category.    While  the  Merchants  and  Professionals  would 
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permit  these  facilities  as  principal  uses,  the  Friends  favor  a  conditional 
control.    Only  the  Castro  Club  concurred  with  the  Department  recommendation. 

AUTOMOBILE  WASH 
TIRE  RECAPPING  FACILITY 
VEHICLE  SALE  OR  RENTAL 
VEHICLE  SALE  OR  RENTAL  LOT 

Recommendation:       Not  Permitted 
(No  Change) 

These  four  automotive  categories,  as  defined  in  §§  702.58  through  §  702.61, 
are  currently  prohibited  by  the  RC-1  base  zoning  on  24th  Street  due  to  their 
automobile-oriented  nature.    The  recommendation  represents  no  change  in  the 
existing  controls  for  the  24th  Street-Noe  Valley  neighborhood  commercial  dis- 
trict.   Such  auto-oriented  uses  are  inappropriate  in  a  small  scale  district 
such  as  24th  Street.    There  are  currently  no  such  uses  within  the  district, 
and  the  neighborhood  groups  generally  concur  with  the  Department  recommenda- 
tion. 

COMMUNITY  RESIDENTIAL  GARAGE 

Recommendation:  Conditional 
(No  Change) 

A  community  residential  garage,  as  defined  in  §  702.62,  is  a  garage  confined 
to  the  storage  of  private  passenger  automobiles  of  residents  of  the  immediate 
vicinity.    These  garages  are  currently  conditional  by  the  RC-1  base  zoning 
along  24th  Street  and  the  recommendation  represents  no  change.    While  there 
are  currently  none  of  these  garages  in  the  24th  Street-Noe  Valley  neighborhood 
commercial  district,  they  could  help  to  remedy  some  of  the  residential  parking 
problems  by  providing  additional  off-street  spaces  that  would  be  solely  for 
residential  parking. 

These  structures  could  become  even  more  important  if  the  lower  requirements 
for  both  residential  off-street  parking  and  dwelling  density  recommended  here- 
in are  implemented.    Continuing  to  require  conditional  use  authorization  for 
these  garages  permits  evaluation  of  each  individual  project  so  that  factors 


-  80  - 


such  as  design  and  location  can  be  taken  into  account.    These  garages  may  not 
be  appropriate  for  24th  Street  proper  given  the  desire  to  preserve  the  retail 
frontage,  but  could  be  effective  if  located  on  the  cross  streets  near  the  edge 
of  the  commercial  district. 

PARKING  GARAGE  OR  LOT 

Recommendation:  Conditional 
(No  Change) 

A  parking  garage  or  lot,  as  defined  in  §  702.63,  is  a  storage  garage  or  lot 
open  to  the  public  for  private  automobiles.    The  existing  RC-1  base  zoning  on 
24th  Street  permits  these  uses  conditionally  and  the  recommendation  represents 
no  change.    There  is  currently  one  municipally-owned  parking  lot  on  24th 
Street  and  it  provides  sixteen  off-street  parking  spaces. 

As  an  automobile  use,  these  facilities  are  subject  to  some  of  the  concomitant 
nuisances  those  types  of  uses  frequently  engender.    However,  their  impact  on 
the  street  could  be  mitigated  by  sensitive  design  and  landscaping,  and  at  the 
same  time,  remedy  the  frequently-cited  commercial  parking  problem  along  the 
street.    Keeping  these  uses  conditional  would  allow  review  of  any  proposed 
parking  facilities  on  a  case  by  case  basis. 

Three  of  four  neighborhood  groups  recommended  that  these  uses  be  prohibited. 
Only  the  Friends  concur  with  the  Departmental  recommendation. 

COMMERCIAL  VEHICLE  STORAGE  FACILITY 

Recommendation:       Not  Permitted 
(No  Change) 

A  commercial  vehicle  storage  facility,  as  defined  in  §  702.64,  refers  to  a 
storage  garage  or  yard  for  commercial  vehicles  and  light  delivery  vehicles. 
Due  to  their  automobile-oriented  nature,  these  uses  are  currently  prohibited 
by  the  existing  RC-1  zoning  in  effect  in  the  24th  Street-Noe  Valley  neighbor- 
hood commercial  district.    Such  intensely  auto-oriented  uses  are  inappropriate 
in  a  small  scale  neighborhood  shopping  district.    The  recommendation  repre- 
sents no  change  in  the  existing  control.    None  of  these  uses  currently  exist 
within  the  district. 
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PARCEL  DELIVERY  SERVICE 

Recommendation  by  Story: 
(Change) 


Ground  and  Below  -  Permitted 
Second  and  Above  -  Not  Permitted 


A  parcel  delivery  service,  as  defined  in  §  702.65,  is  a  retail  service  estab- 
lishment which  unloads,  sorts,  and  reloads  local  retail  merchandise  for  home 
delivery.    These  uses  are  currently  prohibited  in  RC-1  districts.    The  pro- 
posed recommendation  would  permit  these  services  as  principal  uses  only  on  the 
ground  story  subject  to  the  other  controls  specified  herein  such  as  square 
footage  per  establishment,  rear  yards,  and  accessory  parking.    The  other  con- 
trols should  insure  compatibi 1 ity  wi th  existing  development.    Parcel  delivery 
services  would  still  be  prohibited  from  the  upper  stories  in  the  interest  of 
preserving  the  existing  housing  in  the  24th  Street-Noe  Valley  neighborhood 
commercial  district. 

However,  these  uses  can  provide  a  useful  service  to  the  small  business  commun- 
ity as  well  as  local  residents.    With  a  conditional  use  control  coupled  with 
the  other  control  requirements  such  as  square  footage,  etc.,  there  would  be  an 
opportunity  to  both  review  each  proposed  parcel  delivery  service  on  a  case  by 
case  basis  and  to  mitigate  any  negative  aspects. 

There  are  currently  none  of  these  uses  on  24th  Street.    Neither  of  the  neigh- 
borhood groups  concurs  with  the  Department  recommendation,  but  the  Friends 
feel  that  these  services  should  be  conditional. 

AUTOMATIC  LAUNDERING,  OFF-SITE  DRY  CLEANING  ESTABLISHMENT 

Recommendation  by  Story:    Ground  and  Below  -  Permitted 
(Change)  Second  and  Above  -  Not  Permitted 

These  establishments,  as  defined  in  §  702.66  are  currently  permitted  on  the 
ground  story  and  conditional  above.    The  recommendation  would  prohibit  these 
uses  from  the  upper  stories.    The  change  in  the  upper  story  controls  from  con- 
ditional to  not  permitted  is  consistent  with  the  concerns  of  both  the  Depart- 
ment and  neighborhood  groups  to  limit  the  total  amount  of  commercial  space  on 
the  street  because  of  the  adverse  effects  that  having  too  much  commercial 
space  engender,  such  as  increased  levels  of  congestion,  parking  difficulty, 
etc.    Additionally,  another  concern  is  to  preserve  the  remaining  residential 
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units  in  the  24th  Street-Noe  Valley  neighborhood  commercial  district. 

There  are  currently  five  automatic  laundromats  and  three  off-site  dry  cleaning 
establishments  on  24th  Street.  Neighborhood  groups  concur  with  the  Department 
recommendation  for  this  category. 

ON-SITE  DRY  CLEANING  ESTABLISHMENT 

Recommendation  by  Story:    Ground  and  Below  -  Conditional 
(No  Change)  Second  and  Above  -  Not  Permitted 

These  establishments,  as  defined  in  §  702.67,  are  currently  permitted  as  con- 
ditional uses  on  the  ground  story  of  24th  Street  and  prohibited  above.  The 
recommendation  represents  no  change  in  the  existing  RC-1  controls. 

Although  on-site  dry  cleaners  provide  a  valuable  service  to  the  community, 
some  of  the  nuisances  associated  with  these  uses  become  apparent  when  un- 
checked, especially  if  they  adjoin  a  residential  district.    With  the  solvents 
and  other  chemicals  which  must  be  used  in  the  cleaning  process,  the  potential 
exists  for  problems  with  odors  and  fumes,  as  well  as  the  concomitant  noise 
from  the  large  machines. 

There  is  currently  only  one  of  these  facilities  in  the  24th  Street-Noe  Valley 
neighborhood  commercial  district.    Neighborhood  support  is  strong  for  the  rec- 
ommended control. 

TRADE  SHOP 

Recommendation  by  Story:    Ground  and  Below  -  Permitted 
(Change)  Second  and  Above  -  Not  Permitted 

This  type  of  use,  as  defined  in  §  702.68,  includes  upholstering,  sign  pain- 
ting, printing,  carpentry,  blueprinting,  and  catering  shops.    The  RC-1  zoning 
on  24th  Street  currently  prohibits  these  shops.    The  control  recommended  would 
permit  these  shops  as  principal  uses  only  on  the  ground  story  and  below  lev- 
el.   Four  of  these  uses  still  exist  in  the  district  from  when  the  zoning  was 
less  restrictive  (a  print  shop,  a  stained  glass  maker,  a  shade  shop,  and  wood- 
working shop). 


-  83  - 


other  controls  proposed  for  24th  Street,  such  as  square  footage  per  establish- 
ment, rear  yards,  and  floor  area  ratio,  should  be  sufficient  to  mitigate  any 
of  the  potential  problems  generally  associated  with  trade  shops.    These  con- 
cerns include  the  need  to  regulate  noise,  fumes,  and  other  impacts  associated 
with  using  machinery  in  buildings  adjacent  to  residential  uses.    The  desire  to 
regulate  any  potential  non-retail  shops  along  24th  Street  is  addressed  by  man- 
dating that  a  certain  percentage  of  shop  space  be  devoted  to  retail  window 
displays  to  maintain  a  continuous  shopping  pattern  along  the  commercial  strip. 

These  uses  could  make  a  positive  contribution  to  24th  Street,  if  their  size, 
nuisance,  and  retail  aspects  are  controlled.  All  of  the  typical  trade  shops 
listed  in  the  definition  above  have  the  potential  to  be  neighborhood  serving 
to  both  the  merchants  and  the  residents  of  the  24th  Street-Noe  Valley  neigh- 
borhood commercial  district.  Many  of  these  services  are  needed  periodically 
and  the  recommended  control  would  give  these  shops  the  chance  to  locate  in  the 
neighborhood. 

Neighborhood  opinion  varies  widely  on  this  control.    The  Castro  Club  recom- 
mends that  such  uses  not  be  permitted  at  all  while  both  the  Friends  and  Pro- 
fessionals suggest  they  be  conditional.    The  Merchants  concur  with  the  Depart- 
ment recommendation  to  permit  them. 

OTHER  RETAIL  SALES  OR  PERSONAL  SERVICE  ESTABLISHMENT 

Recommendation  by  Story:    Ground  and  Below  -  Permitted 
(Change)  Second  and  Above  -  Not  Permitted 

These  uses,  as  defined  in  §  702.78,  include  all  of  the  retail  sales  and  ser- 
vice establishments  not  otherwise  referenced  in  Article  7.    The  uses  in  this 
broad  category  are  currently  permitted  on  the  ground  story  and  conditional 
above.    However,  under  the  interim  special  use  district  controls,  other  retail 
and  services  have  been  prohibited  from  the  upper  stories.    The  recommendation 
would  change  the  upper  story  controls  to  "not  permitted,"  thereby  confining 
most  other  commercial  sales  and  service  establishments,  from  clothing  bou- 
tiques and  corner  groceries  to  hair  salons,  to  the  ground  story. 
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During  tiie  December  !982  field  check  of  the  aata,  the  opportunity  for  expan- 
sion of  retail  space  on  the  ground  story  was  evaluated.    Under  the  existing 
definitions  for  ground  story  and  below  (as  defined  in  §§  702.30  thru  702.33), 
all  forty-seven  existing  ground  story  residential  units  could  be  converted 
into  retail  space,  as  long  as  separate  access  was  provided  for  the  residential 
units  above  where  necessary.    Additionally,  six  basements  could  be  turned  into 
viable  retai 1  space. 

The  change  in  the  upper  story  controls  from  conditional  to  not  permitted  is 
consistent  with  the  concerns  of  both  the  Department  and  neighborhood  groups  to 
limit  the  total  amount  of  commercial  space  on  the  street  to  guard  against  the 
adverse  effects  that  having  too  much  sommercial  space  can  engender,  such  as 
increased  levels  of  traffic  congestion,  parking  difficulty,  noise.  Another 
concern  is  to  preserve  the  remaining  residential  units  within  the  24th  Street- 
Noe  Valley  neighborhood  commercial  district. 

Ninety-two  establishments  are  currently  classified  within  this  catch  all  cate- 
gory.   The  neighborhood  groups  concur  with  this  recommendation  as  far  as  the 
ground  story  is  concerned.    However,  the  Merchants  feel  that  retail  sales 
should  be  conditional  on  both  the  second  and  third  stories  and  that  other  ser- 
vices should  be  permitted  on  the  second  story  and  conditional  for  levels  three 
and  above. 


A  financial  office,  as  defined  in  §  702.80,  includes  any  office  or  other  faci- 
lity used  by  a  financial  institution  primarily  to  provide  traditional  retail 
banking  services  or  products  to  the  public,  including  banks,  savings  and 
loans,  credit  unions,  or  any  other  establishments  with  similar  functions.  The 
RC-1  base  district  does  not  currently  address  them  as  a  separate  use.  They 
are  permitted  as  principal  uses  on  the  ground  story  or  below  and  as  condi- 
tional uses  on  the  second  story  or  above.    However,  interim  special  use  dis- 
trict controls  over  the  past  three  years  have  permitted  financial  offices  as 
principal  uses  on  the  ground  story  only  up  to  a  threshold  of  three.  Above 


FINANCIAL  OFFICE 


Permitted  up  to  4 
Conditional  for  5  and  above 


Not  Permitted 
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this  threshold,  they  have  been  subject  to  a  special  use  review  by  the  Zoning 
Administrator  or  the  City  Planning  Commission. 

The  recommendation  would  raise  the  threshold  imposed  during  the  interim  con- 
trols to  four.    As  there  are  four  financial  offices  already  on  the  street, 
subsequent  proposals  for  these  uses  would  require  conditional  use  authori- 
zation from  the  City  Planning  Commission. 

There  is  a  need  to  control  financial  offices  on  24th  Street.    These  uses, 
while  neighborhood  serving,  can  tend  to  proliferate  along  certain  streets 
thereby  competing  with  other  smaller  neighborhood  serving  retail  sales  and 
personal  services.    Oftentimes,  several  uses  get  displaced  when  a  financial 
office  moves  to  a  street.    At  some  point,  the  marginal  benefit  of  additional 
banks  and  savings  and  loans  must  be  evaluated  against  the  more  negative  as- 
pects of  these  uses. 

The  structural  design  of  financial  offices  is  also  an  issue.    Frequently,  new 
bank  or  savings  and  loan  construction  does  not  respect  the  existing  scale  and 
character  of  a  neighborhood  as  older  buildings  are  torn  down  only  to  be  re- 
placed by  cold,  modern  structures.    They  also  tend  to  break  up  the  "live"  re- 
tail frontage  and  continuity  of  an  area  as  banks  generally  provoke  no  interest 
for  shoppers  passing  by.    Additionally,  they  can  increase  traffic  congestion 
and  parking  problems. 

The  neighborhood  groups  support  the  increase  in  the  threshold  from  three  to 
four  financial  offices.    The  merchants  have  even  specified  that  they  would 
like  to  see  two  full  service  banks  and  two  savings  and  loans  on  the  street. 

WALK-UP  FINANCIAL  SERVICE 

Recommendation  by  Story:    Ground  and  Below  -  Permitted 
(Change)  Second  and  Above  -  Not  Permitted 

A  walk-up  financial  service,  as  defined  in  §  702.81  refers  to  any  facility 
which  is  used  by  a  financial  institution  primarily  to  execute  transactions 
with  their  customers;  is  independently  accessible,  but  recessed  from  the  side- 
walk; and  which  does  not  occupy  more  than  fifteen  feet  of  linear  frontage. 
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Tliey  generally  include  at  least  one  automatic  teller  machine  and  may  be 
staffed  by  bank  personnel. 

The  RC-1  base  district  on  24th  Street  does  not  currently  address  this  type  of 
service  as  a  separate  and  distinct  use.    They  are  permitted  as  principal  uses 
on  the  ground  story  and  are  conditional  on  the  second  story  or  above.  The 
recommended  control  would  continue  to  permit  these  uses  on  the  ground  story 
without  restriction.    However,  it  would  differ  with  the  existing  control  in 
that  these  services  would  be  prohibited  from  locating  on  the  upper  stories. 
Of  the  four  financial  offices  in  the  district,  only  one  features  this  type  of 
service. 


Other  than  the  occasional  crowding  of  sidewalk  by  patrons  in  line  to  use  these 
machines,  these  uses  have  not  yet  appeared  to  adversely  impact  the  streets  on 
which  they  currently  exist.    They  do  provide  benefits  to  the  communities  in 
which  they  are  located  as  they  frequently  provide  quicker  service  than  conven- 
tional financial  offices  and  are  open  a  greater  number  of  hours.    Careful  de- 
sign consideration  could  minimize  any  conflict  this  type  of  service  would  have 
with  persons  on  the  public  right-of-way.    No  recommendations  were  received 
from  neighborhood  groups  regarding  this  control. 


MEDICAL  OFFICE 

Recommendation  by  Story:  Ground  and  Below 
(Change)  Second 

Third  and  Above 


-  Permitted 

-  Permitted  provided  that  housing 

is  not  removed 
Not  Permitted  if  housing  is  removed 

-  Not  Permitted 


A  medical  office,  as  defined  in  §  702.82,  refers  to  a  medically-related  office 
or  offices  that  includes  physicians,  surgeons,  dentists,  podiatrists,  psycho- 
logist, psychiatrists,  acupuncturists,  chiropractors,  or  any  other  health-care 
professionals  which  are  licensed  by  some  State-sanctioned  Board  overseeing  the 
provision  of  medically-oriented  services  (e.g.  the  Medical  Quality  Assurance 
Board,  Board  of  Behavioral  Science,  etc.). 

The  existing  RC-1  base  zoning  on  24th  Street,  permits  these  offices  as  prin- 
cipal uses  on  the  ground  story  and  conditionally  on  the  second  story  and 
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above.    However,  under  the  interim  special  use  district  overlay,  offices  have 
been  permitted  on  the  second  story  as  long  as  the  proposed  use  did  not  elimi- 
nate existing  residential  housing.    Should  units  be  displaced,  the  medical  of- 
fice could  be  permitted  only  following  special  use  review  by  the  Zoning  Admin- 
i  strator. 

The  recommendation  proposes  to  continue  to  permit  medical  offices  on  the 
ground  story  without  restriction  and  on  the  second  story  provided  that  exis- 
ting housing  is  not  displaced.    Should  housing  be  removed,  any  subsequent  of- 
fice expansion  would  be  prohibited.    There  are  currently  six  medical  offices 
on  24th  Street--four  located  on  the  ground  level  and  one  each  on  the  second 
and  third  stories  throughout  the  district. 

When  a  neighborhood  commercial  district  is  in  close  proximity  to  a  hospital  or 
medical  center,  there  is  often  a  proliferation  of  medical  offices  in  these 
areas  as  health  care  professionals  tend  to  cluster  around  these  institutions. 
However,  there  are  none  of  these  facilities  in  the  general  area  of  24th 
Street.    Making  the  control  for  second-story  medical  offices  identical  to  that 
of  other  offices  (permitted  if  housing  is  not  removed  and  prohibited  if  hous- 
ing is  removed)  will  provide  protection  to  the  existing  housing  while  at  the 
same  time  allow  some  expansion  for  the  medical  community  on  24th  Street. 
Given  that  these  offices  are  generally  less  dependent  on  street  traffic  than 
retail  uses,  some  of  the  four  existing  ground  story  medical  offices  could 
relocate  to  the  second  story,  thereby  providing  some  additional  ground  story 
commercial  space  for  retail  use. 


The  other  offices  category,  as  defined  in  §  702.88,  includes  all  of  the  non- 
retail  commercial  establishments  not  elsewliere  referenced  in  ttiis  report  where 
a  particular  kind  of  business  is  transacted,  a  business  service  is  supplied, 
or  where  a  service  organization  operates.    The  existing  RC-1  base  zoning  on 


OTHER  OFFICE 

Recommendation  by  Story:  Ground  and  Below 
(Change)  Second 


Permitted 


Permitted  provided  that  housing 


Third  and  Above 


is  not  removed 
Conditional  if  housing  is  removed 
Not  Permitted 
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Z4tli  btreet,  permits  these  uttices  as  principal  uses  on  the  ground  story  and 
conditionally  on  the  second  story  and  above.    However,  under  the  interim  spe- 
cial use  district  overlay,  offices  have  been  permitted  on  the  second  story  if 
the  proposed  use  would  not  eliminate  existing  residential  units  and  permitted 
if  units  were  to  be  displaced  only  with  special  use  review  by  the  Zoning  Ad- 
ministrator. 

The  recommendation  proposes  to  continue  to  permit  other  offices  on  the  ground 
story  without  restriction  and  on  the  second  story  provided  that  existing  hous- 
ing is  not  displaced.    However,  should  housing  be  removed,  then  any  subse- 
quent office  expansion  would  be  prohibited.    Presently,  there  are  thirty-four 
offices  in  this  particular  category:    seventeen  on  the  ground  level,  fourteen 
on  the  second  story  (including  four  vacancies),  and  three  on  the  third  story. 

Making  second  story  offices  permitted  if  housing  is  not  removed  and  prohibited 
if  housing  is  removed  would  provide  protection  of  the  existing  hosuing  while 
at  the  same  time  allowing  some  expansion  of  commercial  space  on  24th  Street. 
Local  merchants  as  well  as  businessmen  have  long  complained  about  the  lack  of 
space  for  expansion.    Given  that  offices  and  businesses  are  generally  less  de- 
pendent on  street  traffic  than  retail,  some  of  the  seventeen  existing  ground 
story  offices  could  relocate  to  the  second  story,  providing  some  additional 
ground  story  commercial  space  for  retail  use. 

ASSEMBLY  AREA 

Recommendation  by  Story:    Ground  and  Below  -  Conditional 

(Change)  Second  -  Conditional  provided  that  housing 

is  not  removed 
Not  Permitted  if  housing  is  removed 
Third  and  Above  -  Not  Permitted 

An  assembly  area,  as  defined  in  §  702.90,  includes  private  non-commercial 
clubhouses,  lodges,  meeting  halls,  and  recreation  buildings.    Currently,  under 
the  RC-1  provisions,  these  uses  are  permitted  on  the  ground  story  and  condi- 
tional above.    However,  there  are  no  facilities  of  this  type  within  the  dis- 
trict at  this  time.    The  recommendation  would  make  future  assembly  facilities 
conditional  uses  on  the  ground  story  and  below,  conditional  with  the  residen- 
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tial  retention  stipulation  on  the  second  story,  and  prohibited  on  the  third 
story. 

The  Department  recommends  that  these  uses  be  conditional  on  the  first  and 
second  story  because  it  is  important  to  carefully  examine  any  proposal  which 
involves  a  non-retail  use  on  the  street's  ground  story.    It  is  important  to 
preserve  as  much  of  the  potential  ground  story  retail  space  for  the  small 
business  community  as  possible,  especially  when  the  businesses  serve  the 
immediate  neighborhood.    Additionally,  given  that  assembly  facilities  can  be 
and  often  are  closed  during  regular  business  hours,  it  is  important  to  examine 
their  potential  impact  on  the  "live"  retail  street  frontage.    The  potential 
traffic  congestion,  parking,  and  noise  problems  which  could  be  generated  by 
these  facilities  are  also  of  concern. 

However,  special  consideration  should  be  given  to  those  assembly  facilities 
which  provide  space  for  neighborhood-serving  facilities  such  as  community 
meetings  and  functions. 

All  of  the  neighborhood  groups  concur  with  the  Department  recommendation  with 
the  exception  of  the  Castro  Club  which  would  prefer  that  these  uses  by  prohib- 
ited altogether. 

GREENHOUSE,  PLANT  NURSERY 

Recommendation  by  Story:    Ground  and  Below  -  Conditional 
(Change)  Second  and  Above  -  Not  Permitted 

Greenhouses  and  plant  nurseries,  as  defined  in  §  702.91,  are  retail  establish- 
ments where  plants,  trees,  or  shrubs  are  grown  for  sale.    Under  the  existing 
RC-1  base  zoning  on  24th  Street,  they  are  permitted  on  the  ground  story  and 
conditional  on  the  upper  stories.    The  proposed  recommendation  would  make  them 
conditional  on  the  ground  story  and  prohibited  from  the  upper  stories.  There 
are  currently  none  of  these  uses  located  in  the  24th  Street-Noe  Valley  neigh- 
borhood commercial  district. 

Given  the  physical  characteristics  generally  associated  with  these  uses,  such 
as  size  and  scale  and  the  need  for  access  to  sunlight,  the  conditional  use 
control  recommendation  would  provide  the  community  with  a  public  forum  in 
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wliich  they  could  comment  on  any  proposed  application  for  these  uses.    With  the 
square  footage  per  establishment  and  rear  yard  requirements,  any  proposed  use 
of  this  nature  would  have  to  be  small  scale.    The  community  groups  are  divided 
equally  between  permitted  and  conditional. 

TRUCK  GARDENING 

Recommendation:       Not  Permitted 
(Change) 

Truck  gardening,  as  defined  in  ^  702.92,  refers  to  farms  devoted  to  the  whole- 
sale production  of  vegetables  for  the  market.    This  use  is  currently  permitted 
on  24th  Street.    Although  there  are  no  locations  where  it  currently  exists, 
given  the  built  up  nature  and  commercial  orientation  of  24th  Street,  this  use 
would  be  inappropriate. 

The  community  generally  supports  the  recommendation  to  prohibit  these  uses. 

AMBULANCE  SERVICE 

Recommendation:       Not  Permitted 
(No  Change) 

An  ambulance  service,  as  defined  by  §  702.93,  refers  to  a  service  which  trans- 
ports patients  to  facilities  for  medical  treatment.    Due  to  its  automobile- 
oriented  nature,  these  uses  are  currently  prohibited  by  the  existing  RC-1 
zoning  in  effect  in  the  24th  Street-Noe  Valley  neighborhood  commercial 
district.    The  recommendation  is  to  continue  to  prohibit  these  uses  as  the 
district  does  not  currently  contain  or  permit  hospitals  or  medical  centers. 
In  addition,  such  uses  generate  noise  and  traffic  problems  which  would  be 
inappropriate  to  the  character  of  24th  Street. 

MORTUARY  ESTABLISHMENT 

Recommendation:       Not  Permitted 
(No  Change) 

Mortuary  establishments,  as  defined  by  §  702.94,  are  currently  not  permitted 
by  the  existing  RC-1  zoning  along  24th  Street.    The  recommendation  does  not 
represent  a  change  from  the  existing  controls,  as  such  uses  are  neither  neces- 
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sary  in  a  small  scale  district  which  serves  the  convenience  needs  of  local 
residents.     There  are  currently  no  mortuaries  in  the  24th  Street-Noe  Valley 
neighborhood  commercial  district.    The  neighborhood  groups  concur  with  the  De- 
partment recommendation. 

PUBLIC  STRUCTURE 

Recommendation  by  Story:    Ground  and  Below  -  Conditional 

(Change)  Second  and  Above  -  Conditional  provided  that  housing 

is  not  removed 

Public  structures,  as  defined  under  §  702.95,  are  permitted  as  principal  uses 
by  the  RC-1  zoning  along  24th  Street.    The  recommendation  is  to  permit  them  as 
conditional  uses  on  all  levels,  but  the  residential  retention  stipulation  has 
been  added  to  the  control  when  they  are  proposed  above  the  second  story. 

By  making  public  structures  conditional,  both  the  Department  and  neighborhood 
groups  would  have  the  opportunity  to  review  and  evaluate  future  proposals  as 
any  potential  new  public  building  project  must  undergo  public  scrutiny  at  a 
hearing  before  the  City  Planning  Commission.    The  district  currently  has  one 
such  building--a  post  office.    The  neighborhood  groups  generally  concur  with 
this  recommendation. 

UTILITY  INSTALLATION 

Recommendation:  Conditional 
(No  Change) 

A  utility  installation,  as  defined  in  702.96,  is  a  utility  structure  or  public 
service  facility,  with  the  exception  of  service  yards.    They  are  currently 
conditional  under  the  existing  RC-1  zoning.    There  are  currently  none  of  these 
installations  in  the  district.    The  recommendation  does  not  represent  any 
change  from  the  existing  control  because  any  potential  proposal  for  such  a  use 
should  be  carefully  reviewed  as  to  location,  design,  and  operational  charac- 
teristics. 

All  of  the  community  groups  concurred  with  the  Department  recommendation  ex- 
cept for  the  Merchants,  who  felt  that  they  should  be  prohibited. 
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PUBLIC  TRANSPORTATION  FACILITY, 
WIRELESS  TRANSMISSION  FACILITY 

Recommendation:       Not  Permitted 
(No  Change) 

These  uses,  as  defined  in  §  702.97,  are  not  permitted  in  the  24th  Street  dis- 
trict by  virtue  of  the  existing  RC-1  zoning.    While  there  are  currently  none 
of  these  uses  within  the  district,  the  recommendation  would  continue  to 
prohibit  their  future  location  there. 

These  uses  are  inappropriate  for  the  scale  and  character  of  the  24th  Street- 
Noe  Valley  neighborhood  commercial  district,  with  its  narrow  streets,  topog- 
raphy, and  limited  retail  space.    Only  the  Merchants  concurred  with  the 
Departmental  recommendation;  the  other  three  groups  suggested  these  uses 
remain  conditional. 

PLANNED  UNIT  DEVELOPMENT 

Recommendation:  Conditional 
(No  Change) 

A  planned  unit  development,  as  defined  in  702.98,  is  a  large  (half  acre  or 
more)  comprehensive  and  integrated  project,  planned  and  developed  with  the 
Department  in  accordance  with  §  304  of  the  Code.    It  is  currently  conditional 
citywide  and  the  recommendation  does  not  represent  any  change  from  the  exis- 
ting control,  as  it  is  appropriate  for  any  project  over  an  half  acre  which 
proposes  to  be  excepted  from  any  Code  provisions  to  undergo  conditional  use 
review.    There  are  currently  none  of  these  developments  in  the  district. 

HOUSEHOLD  STORAGE 
WHOLESALING,  LIGHT  MANUFACTURING, 
FOOD  PROCESSING  ESTABLISHMENT 

Recommendation:       Not  Permitted 
(No  Change) 

Both  of  these  categories,  as  defined  in  §§  702.100  and  702.101,  involve  either 
storage,  wholesaling,  or  light  manufacturing,  and  are  therefore  prohibited  by 
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the  RC-1  base  zoning  in  existence  on  24th  Street.    The  recommendation  does  not 
represent  any  change  from  the  existing  controls,  as  such  uses  are  inappropri- 
ate in  small  scale  districts  with  continuous  retail  frontage  primarily  serving 
the  convenience  shopping  needs  of  local  residents. 

There  are  currently  two  small-scale  offices  of  contracters,  a  plumber  and  a 
furnace  installer,  in  operation  on  the  street,  and  both  of  these  wholesaling 
establishments  have  been  identified  as  non-conforming  uses.    The  neighborhood 
groups  concur  with  these  recommendations,  with  the  exception  of  the  Friends 
who  feel  that  they  should  be  conditional. 

DWELLING  UNIT 

Recommendation:  Permitted 
(No  Change) 

Dwelling  units,  as  defined  in  §  702.110,  are  currently  permitted  on  all  stor- 
ies and  the  recommendation  represents  no  change  in  the  existing  controls  as 
one  of  the  stated  purposes  of  the  24th  Street-Noe  Valley  neighborhood  commer- 
cial district  is  to  provide  housing.    The  control  for  "Dwelling  Density" 
gauges  the  proposed  density  limitations  for  residential  construction.  There 
are  currently  391  residential  units  in  the  district  distributed  as  follows: 
47  on  the  first  story  or  below;  203  on  the  second  story;  and  141  on  the  third 
story  and  above.    The  neighborhood  groups  concur  with  the  Department 
recommendation. 

GROUP  HOUSING 

Recommendation:  Conditional 
(Change) 

Group  housing,  as  defined  in  ^  702.111,  is  a  use  which  provides  lodging  with- 
out individual  cooking  facilities  by  pre-arrangement  for  a  week  or  more.  Some 
examples  are  boarding  houses,  residence  clubs,  residential  hotels,  and  frater- 
nity or  sorority  houses.    Group  housing  is  currently  permitted  or  conditional 
depending  on  the  specific  type  of  housing.    There  is  only  one  instance  of 
group  housing  currently  in  the  di strict--St .  Phillips  Convent,  which  adjoins  a 


-  94  - 


churcli  and  school.    The  recommendation  is  to  require  conditional  use  review 
for  all  group  housing  to  ensure  that  any  proposal  would  conform  in  scale  and 
design  to  the  character  of  24th  Street. 

The  neighborhood  organizations  are  evenly  divided  with  the  Friends  and  the 
Merchants  recommending  conditional  while  the  Castro  Club  and  Professionals 
prefer  that  it  be  prohibited. 

HOSPITAL,  MEDICAL  CENTER 

Recommendation:       Not  Permitted 
(Change) 

A  hospital  or  medical  center,  as  defined  by  §  702.120,  includes  facilities  for 
in-patient  care  and  may  also  include  medical  offices,  clinics,  and  labora- 
tories on  the  same  premises.    These  uses  are  currently  permitted  as  condi- 
tional uses  by  the  existing  RC-1  base  zoning.    The  recommendation  would 
prohibit  these  institutions  in  the  24th  Street-Noe  Valley  neighborhood 
commercial  district.    There  are  currently  none  of  these  facilities  in  the 
district. 

A  use  of  this  type  would  not  be  appropriate  for  this  district  due  to  the  in- 
adequate supply  of  land  for  such  large-scale  institutional  uses,  the  densities 
of  the  surrounding  neighborhood,  and  the  scale  of  the  existing  development. 
Concern  has  also  been  voiced  in  the  community  over  how  these  uses  could  poten- 
tially encroach  onto  the  adjacent  residential  properties  when  faced  with  the 
need  to  expand. 

Three  emergency  hospital  facilities  exist  within  a  few  miles  of  the  24th 
Street-Noe  Valley  neighborhood  commercial  district:    Davies  Medical  Center, 
ten  blocks  to  the  north  at  Castro  and  14th  Streets;  St.  Luke's  Hospital,  six 
blocks  to  the  east  at  Mission  and  Army  Streets;  and  San  Francisco  General  Hos- 
pital, nine  blocks  to  the  east  at  23rd  Street  and  Potrero  Avenue. 

The  neighborhood  groups  generally  agree  with  the  Department  recommendation. 
Only  the  Friends  would  have  made  these  uses  permitted  by  conditional  use. 
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CLINIC,  OUTPATIENT  FACILITY 

Recommendation  by  Story:  Ground  and  Below 
(Change)  Second 


Conditional 


Conditional  provided  that  housing 


Third  and  Above 


is  not  removed 
Not  Permitted  if  housing  is  removed 
Not  Permitted 


A  clinic  or  outpatient  facility,  as  defined  in  §  702.121,  provides  outpatient 
care  in  medical,  psychiatric,  and  other  healing  arts,  and  is  not  part  of  a 
medical  center.    These  uses  are  currently  conditional  on  all  levels  in  the 
24th  Street-Noe  Valley  neighborhood  commercial  district  due  to  its  RC-1  base 
zoning.    The  recommendation  would  make  these  uses  conditional  on  the  ground 
level  or  below,  conditional  on  the  second  story  provided  that  housing  is  not 
removed,  and  prohibit  them  from  locating  above  the  second  story.    There  are 
currently  none  of  these  facilities  in  the  district. 

Again,  the  need  to  regulate  both  new  development  and  expansion  of  institu- 
tional uses  along  24th  Street  can  be  cited  as  the  rationale  for  the  condi- 
tional recommendation.    While  these  uses,  by  their  nature,  could  provide  im- 
portant and  needed  services  to  the  neighborhood,  their  presence  could  also 
both  disrupt  the  retail  storefront  and  shopping  pattern  flow  and  detract  from 
the  total  available  commercial  space.    The  change  in  the  upper  story  controls 
from  conditional  to  conditional  with  the  residential  retention  stipulation  on 
the  second  and  not  permitted  on  the  third  is  further  influenced  by  the  con- 
cerns of  both  the  Department  and  neighborhood  groups  to  limit  the  amount  of 
institutional  growth  in  the  district  and  at  the  same  time,  retain  as  much  of 
the  existing  housing  as  possible.    The  other  recommended  controls  ,  such  as 
square  footage  and  rear  yards,  should  also  keep  such  uses  at  a  size  which 
would  not  adversely  affect  the  neighborhood.    Therefore,  permits  should  be  re- 
viewed on  an  individual  conditional  use  basis. 

Three  of  the  neighborhood  groups  believe  that  these  uses  should  be  prohibited 
from  locating  on  the  street.    Only  the  Friends  concur  with  the  Department's 
conditional  recommendation.    The  conditional  control  would  provide  a  public 
forum  in  which  the  Department  as  well  as  the  public  can  review  and  comment  on 
the  proposed  use. 
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RESIDENTIAL  CARE  FACILITY— [Up  to  Six  Persons] 

Recommendation:  Permitted 
(No  Change) 

RESIDENTIAL  CARE  FACILITY— [More  than  Six  Persons] 

Recommendation  by  Story:    Ground  and  Below  -  Conditional 

(Change)  Second  and  Above  -  Conditional  provided  that  housing 

is  not  removed 
Not  Permitted  if  housing  is  removed 

Residential  care  facilities,  as  defined  in  §§  702.122  and  702.123,  are  medical 
facilities  which  provide  lodging,  board,  and  care  for  a  period  of  24  hours  or 
more  to  persons  in  need  of  specialized  aid  by  personnel  licensed  by  the  State 
of  California.    The  smaller  facilities,  with  less  than  six  persons,  are  per- 
mitted citywide  with  the  exception  of  the  industrial  districts,  and  the  recom- 
mendation for  them  represents  no  change  in  the  existing  control.    The  larger 
facilities,  with  more  than  six  persons,  are  currently  conditional  on  all  stor- 
ies by  virtue  of  the  RC-1  base  district  zoning  in  effect  in  the  24th  Street- 
Noe  Valley  neighborhood  commercial  district.    The  recommendation  for  them 
would  continue  to  permit  these  institutions  as  conditional  uses,  but  would 
further  specify  that  they  can  locate  only  above  the  ground  story  when  existing 
residential  units  are  not  removed.    There  are  currently  none  of  these  facili- 
ties in  the  district. 

These  recommendations  are  appropriate  because  of  the  need  to  regulate  both  new 
development  and  expansion  of  institutional  uses  along  24th  Street.  Smaller 
care  facilities  have  a  very  limited  impact  on  the  surrounding  area  and  inte- 
grate well  with  either  residential  or  commercial  uses.    For  the  larger  uses, 
closer  examination  of  each  proposal  would  ensure  their  compatibility  with  the 
existing  commercial  and  residential  communities  in  light  of  the  fact  that  in- 
stitutional growth  and  expansion  in  certain  neighborhood  commercial  districts 
have  caused  some  concern  in  the  recent  past. 

Institutions  are  also  non-retail  uses  which  have  the  potential  to  disrupt  the 
retail  storefront  and  shopping  pattern  flow  on  the  street  as  well  as  detract 
from  the  total  available  commercial  space.    The  stipulation  of  ensuring  that 


-  97  - 


existing  residential  units  are  not  removed  from  the  upper  stories  along  24th 
Street  is  consistent  with  the  concerns  of  both  the  Department  and  neighborhood 
groups. 

While  the  Friends  and  Professionals  concur  with  the  Department  recommendation, 
the  Merchants  and  Castro  Club  suggest  that  these  uses  be  prohibited.    For  the 
larger  uses,  the  conditional  use  recommendation  would  give  both  the  Department 
and  the  public  a  chance  to  evaluate  and  comment  on  each  proposed  care  facili- 
ty. 

CHILD-CARE  FACILITY— [Up  to  Twelve  Children] 

Recommendation:  Permitted 
(No  Change) 

CHILD-CARE  FACILITY— [More  than  Twelve  Children] 

Recommendation  by  Story:    Ground  and  Below  -  Conditional 

(Change)  Second  and  Above  -  Conditional  provided  that  housing 

is  not  removed 
Not  Permitted  if  housing  is  removed 

Child-care  facilities,  as  defined  in  ^§  702.124  and  702.125,  are  currently 
differentiated  by  their  size.    The  smaller  facilities,  with  less  than  twelve 
children,  are  permitted  citywide  with  the  exception  of  the  industrial  dis- 
tricts, and  the  recommendation  for  them  represents  no  change  in  the  existing 
control.    The  larger  facilities,  with  more  than  twelve  children,  are  currently 
conditional  on  all  stories  by  virtue  of  the  RC-1  base  district  zoning  in  ef- 
fect in  the  24th  Street-Noe  Valley  neighborhood  commercial  district.    The  rec- 
ommendation for  them  would  continue  to  permit  these  institutions  as  condi- 
tional uses,  but  would  further  specify  that  they  could  only  locate  above  the 
ground  story  when  existing  residential  units  are  not  removed.    Only  the  St. 
Phillips  Convent  operates  one  of  these  facilities,  and  it  is  in  conjunction 
with  the  adjoining  parochial  school. 

Another  child-care  facility  on  the  street  could  potentially  be  a  welcome  addi- 
tion to  the  community.    It  could  serve  the  need  for  child  care  for  both  par- 
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ents  who  lived  and  worked  in  the  24th  Street-Noe  Valley  neighborhood  commer- 
cial district.    Depending  on  its  arrangements,  short  term  care  could  also  be 
available  for  parents  desiring  to  shop  along  24th  Street.    However,  since 
these  facilities  are  institutions,  it  is  important  to  regulate  their  location, 
operation,  and  expansion  to  insure  their  compatibility  with  the  surrounding 
commercial  and  residential  communitities. 

There  is  also  a  conscious  desire  to  preserve  adequate  storefront  space  to 
maintain  a  balance  of  retail  sales  and  personal  services  necessary  to  meet  the 
recurring  needs  of  the  neighborhood  residents.    The  change  in  the  upper  story 
controls  from  conditional  to  conditional  with  the  housing  retention  stipula- 
tion is  further  influenced  by  the  concerns  of  both  the  Department  and  neigh- 
borhood groups  to  limit  future  institutional  growth  and  preserve  the  existing 
housing  along  24th  Street. 

Neighborhood  opinion  is  mixed  over  this  issue  with  the  Merchants  and  Friends 
recommending  that  all  child-care  facilities  be  conditional.    The  other  groups 
favor  not  permitting  these  uses. 

ELEMENTARY,  SECONDARY,  OR  POST-SECONDARY  SCHOOL 

Recommendation  by  Story:    Ground  and  Below  -  Conditional 

(Change)  Second  and  Above  -  Conditional  provided  that  housing 

is  not  removed 
Not  Permitted  if  housing  is  removed 

Elementary,  secondary,  and  post-secondary  schools,  as  defined  in  §  702.126, 
refer  to  schools  of  all  types,  both  public  and  private.    Under  the  RC-1  base 
zoning,  these  uses  are  currently  permitted  on  the  ground  story,  but  are  condi- 
tional above.    The  recommendation  is  to  permit  schools  only  as  conditional 
uses  on  all  levels  with  the  added  stipulation  that  existing  residential  units 
not  be  removed  above  the  ground  story.    There  is  currently  one  small  school  in 
the  district,  located  near  the  corner  of  Castro  and  Jersey. 

The  conditional  use  control  is  recommended  for  a  small  school  facility,  not  a 
large  educational  facility.    As  with  child  care  facilities,  these  institutions 
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would  only  be  beneficial  if  they  enhanced  the  neighborhood  and  provided  enough 
of  a  service  to  the  neighborhood  to  offset  any  possible  adverse  effects.  The 
schools  proposed  would  still  have  to  meet  the  other  controls  being  recommen- 
ded, such  as  square  footage  per  establishment,  rear  yards,  outdoor  activity, 
accessory  parking,  etc. 

The  conditional  control  is  recommended  with  some  of  the  concomitant  nuisances 
associated  with  schools  in  mind.  Whenever  there  is  a  concentration  of  people 
arriving  and  departing,  as  well  as  spending  time,  at  a  particular  location, 
there  is  increased  traffic  congestion,  pedestrian  activity,  parking  difficul- 
ties, and  noise.  Concern  for  the  need  to  function  outside  the  building  (e.g. 
during  recess)  as  well  as  the  potential  for  events,  such  as  athletic  competi- 
tions and  cultural  engagements,  after  school  has  also  been  expressed. 

Additionally,  the  needs  of  all  but  very  small  institutions  can  rarely  be  ac- 
comodated by  a  single  building  which  would  be  in  character  with  the  existing 
scale  of  the  neighborhood.    Once  additional  buildings  were  added  to  an  educa- 
tional complex,  the  use  could  begin  to  detract  from  the  total  amount  of  com- 
mercial space  available  districtwide.    The  uses  can  also  disrupt  the  retail 
frontage  and  shopping  pattern  flow  on  the  street.    This  change  in  the  upper 
story  controls  from  permitted  to  conditional  as  long  as  housing  is  not  removed 
is  consistent  with  the  concerns  of  both  the  Department  and  neighborhood  resi- 
dential groups  to  preserve  the  existing  housing  along  24th  Street.    The  condi- 
tional recommendation  would  also  give  the  Department  and  the  neighborhood 
groups  the  opportunity  to  review  any  proposed  school  facilities. 

INDUSTRIAL  ARTS  SCHOOL 

Recommendation:       Not  Permitted 
(No  Change) 

An  industrial  arts  school,  as  defined  in  §  702.127,  is  a  secondary  or  post- 
secondary  educational  institution  which  has  industrial  arts  as  its  primary 
course  of  study.    It  is  currently  prohibited  in  RC-1  districts  and  the  recom- 
mendation represents  no  change  in  the  existing  control.    There  are  currently 
none  of  these  uses  in  the  district. 
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CHURCH,  PHILANTHROPIC  FACILITY 

Recommendation  by  Story:  Ground  and  Below 
(Change)  Second 


Conditional 


Conditional  provided  that  housing 


Third 


is  not  removed 
Not  Permitted  if  housing  is  removed 
Not  Permitted 


A  church  or  philanthropic  facility,  as  defined  in  §  702.128,  is  currently  per- 
mitted on  the  ground  story  and  conditional  above  under  the  RC-1  base  zoning. 
The  recommendation  would  make  these  uses  conditional  on  the  ground  and  second 
levels  with  the  added  requirement  that  existing  residential  units  not  be  re- 
moved from  the  upper  stories.    They  would  not  be  permitted  on  the  third  story 
or  above.    There  is  currently  one  church  in  the  district  (Segunda  Iglesia 
Bautista)  and  another  just  outside  the  western  boundary  of  the  commercial 
strip  (St.  Phillips  Catholic  Church). 

There  is  a  need  to  regulate  churches  and  philanthropic  facilities  because  of 
some  of  the  concomitant  nuisances  which  they  can  engender.    Whenever  services 
are  being  held,  the  parking  condition  both  near  the  church  and  in  the  surroun- 
ding community  can  become  unbearable.    Immediately  prior  and  after  services, 
neighborhood  traffic  can  also  become  snarled. 

Additionally,  their  development  and  expansion  can  limit  the  amount  of  ground 
story  retail  available  to  the  business  community  on  the  street  as  well  as  dis- 
rupt the  "live"  retail  frontage.    However,  prohibiting  them  would  not  allow 
any  room  for  compromise  in  the  matter.    The  conditional  use  process  will 
facilitate  review  of  each  individual  development  or  expansion  on  a  case  by 
case  basis.    The  change  in  the  upper  story  controls  from  permitted  to  condi- 
tional as  long  as  housing  is  not  removed  is  consistent  with  the  concerns  of 
both  the  Department  and  neighborhood  groups  to  limit  institutional  expansion 
and  preserve  the  existing  housing  along  24th  Street. 

The  Friends  and  Professionals  concur  with  the  Department's  conditional  recom- 
mendation, while  the  Merchants  favor  prohibition.  The  Castro  Club  would  per- 
mit these  facilities  without  review,  at  least  on  the  ground  story. 
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NEGATIVE  DECLARATION 


Date  of  Publication  of 

Preliminary  Negative  Declaration:  March  18,  1983 

Lead  Agency:     City  and  County  of  San  Francisco,   Department  of  City 

Planning,  450  McAllister  St.  -  5th  Floor,  San  Francisco,  CA  94102 
Agency  Contact  Person:  Lori  Yamauchi/Diane  Oshima        Tel:    (415)  558-5261 


Project  Title:  24th  Street-Noe  Valley  Project  Sponsor:  Depaztinent  of  City  Planning 

Neighborhood  Coninercial  District 

83.26EZT  Project  Contact  Person:  Lori  Yamauchi 


Project  Address:  RC-1  zoned  portions  of  24th  Street  in  the  Noe  Valley 
Assessor's  Block(s)  and  Lot(s):^^ied  (see  Appendix  A) 
City  and  County:     San  Francisco 


Project  Description:  The  proposed  project  would  establish  an  individual  neighborhood 
commercial  zoning  district  (NCD) ,  as  provided  for  in  Article  7  of  the  San  Francisco 
Planning  Code,  for  the  24th  Street  -  Noe  Valley  as  Section  715  of  the  Planning  Code. 


THIS  PROJECT  COULD  NOT  HAVE  A  SIGNIFICANT  EFFECT  ON  THE  ENVIRONMENT.    This  finding 
is  based  upon  the  criteria  of  the  Guidelines  of  the  State  Secretary  for  Resources, 
Sections  15081  (Determining  Significant  Effect),  15082  (Mandatory  Findings  of 
Significance)  and  15084  (Decision  to  Prepare  an  EIR),  and  the  following  reasons  as 
documented  in  the  Initial  Evaluation  (Initial  Study)  for  the  project,  which  i s  attached: 

See  attached. 


Mitigation  measures,  if  any,  included  in  this  project  to  avoid  potentially 
significant  effects: 

See  attached. 


Final  Negative  Declaration  adopted  and  issued  on 


Alec  Bash,  Environmental  Review  Officer 


CHAPTER  VI 
ENVIRONMENTAL  EVALUATION 


GENERAL  CONSIDERATIONS 

This  chapter  evaluates  the  environmental  effects  of  the  San  Francisco 
Department  of  City  Planning  proposal  to  establish  permanent  boundaries  and 
controls  for  the  24th  Street-Noe  Valley  neighborhood  commercial  district. 

The  proposed  project  evaluated  herein  would  establish  an  individual 
neighborhood  commercial  zoning  district  (NCD),  as  provided  for  in  Article  7  of 
the  San  Francisco  Planning  Code,  for  the  24th  Street-Noe  Valley.  The 
neighborhood  commercial  zoning  system  expressed  in  Article  7  consists  of  a 
framework  of  standard  zoning  categories  and  procedures  within  which  the  24th 
Street-Noe  Valley  NCD  would  be  established  with  its  own  set  of  controls.  The 
proposed  permanent  controls  are  expressed  in  Table  8,  pgs.  105  -  109.  The 
district  is  presently  regulated  by  RC-1  (Residential  -  Commercial  Combined, 
Low  Density)  District  and  interim  Special  Use  District  controls.  These 
controls  are  also  expressed  in  Table  8. 

The  project  would  require  amendments  to  the  City  Planning  Code  and  Zoning  Map 
initiated  and  approved  by  the  City  Planning  Commission  and  adopted  by  the 
Board  of  Supervisors  and  Mayor. 

The  proposed  controls  respond  to  the  objectives  and  policies  outlined  in  the 
Commerce  and  Industry  Element  of  the  San  Francisco  Comprehensive  Plan, 
especially  with  respect  to  the  policies  on  neighborhood  commercial  districts. 

The  frame  of  reference  (basic  set  of  underlying  assumptions)  and  approach  in 
the  impact  analysis  of  the  project: 

•  Focuses  on  the  controls  proposed  to  be  changed. 

•  Compares  proposed  controls  to  existing  physical  conditions,  with 
consideration  of  existing  controls. 

•  Assumes  that  changes  in  use  controls  from  Principal  to  Conditional 
(requiring  conditional  use  authorization)  or  Conditional  to  Principal 
are  procedural  and  would  not  generate  any  environmental  impact.  The 
difference  between  the  two  use  authorizations  lies  in  the  required 
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TABLE  8 
24TH  STREET-NOE  VALLEY 
EXISTING  RC-l/SUD  AND  RECOMMENDED  CONTROLS 


Zoning  Category 

Sub- 
^  No. 

Existing  T 
RC-l/SUD  1 

I    Proposed  §  715 
'       24th  Street 

RIITI  DTNr;  FNVFI  DPF 

Rear  Yards 

(See  §§  130  and  134  for 
additional  provisions) 

.2 

i 

Rear  25%  of  lot  | 
depth,  but  not  i 
less  than  15 ' ,  at 
grade  level  and 
above 

Rear  25%  of  lot 
depth,  but  not 
less  than  15 ' ,  at 
grade  level  and 
above 

Minimum  Usable  Open  Space 
(See  §  135  for  additional 
provi  sions) 

.3 

100  sq.  ft.  per 
unit 

100  sq.ft.  per 

unit 

Residential  Off-Street  Parking 

.4 

1  space  per  unit 

No  spaces  for  the 
first  4  units; 
then  1  space  per  2 
units 

All  Other  Off-Street  Parking 
(See  §  151,  Table  4  for 
specific  requirements) 

.5 

Generally,  no 
spaces  required  up 
to  5,000  sq.ft. 

Generally,  no 
spaces  required  up 
to  5,000  sq.ft. 

Off-Street  Freight  Loading 
(See  §  152,  Table  5  for 
specific  requirements) 

.6 

Generally,  no 
spaces  required  up 
to  10,000  sq.ft. 

Generally,  no 
spaces  required  up 
to  10,000  sq.ft. 

Height 

(See  §§  102.11  and  260  for 
additional  provisions) 

.7 

See  Height  Map 

40  feet 

Basic  Floor  Area  Ratio  Limit 
(See  §  209. l(m)  for 

additional  provisions) 

.8 

1.8  to  1 

residential  units 
not  included 

1.5  to  1 

residential  units 
not  included 

Dwelling  Unit  Density 
(See  ^  209. l(m)  for 

additional  provisions) 

.9 

Not  more  than 
1  unit  per  800 
sq.ft.  lot  area 

1  unit  per  600 
sq.ft.  lot  area 

Group  Housing  Density 

(See  §  208  for  additional 
provisions) 

.10 

Not  more  than 

1  bedroom  per  275 

sq.ft.  lot  area 

1  bedroom  per  275 
sq.ft.  lot  area 

P  =  Principal  **  =  Principal  up  to  specified  number;  Conditional  above 

C  =  Conditional  S  =  Special      NP  =  Not  Permitted 
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Zoning  Category 

Sub- 
§  No. 

Existing 
RC-l/SUD 

1    Proposed  §  715  IT 
24th  Street  ' 

Square  Footage  per  Establishment 

.11 

No  Limit/ 
2500  sq.  ft.* 

2500  sq. 

ft.* 

Drive-Up  Facility 

.12 

NP 

NP 

Outdoor  Activity 
Accessory  Parking 

Kpp  <i  ?n4  S  fnr  adrlitinn^l 

provi  sions) 

.13 
.14 

P/S 

i  nteri  or 

P  on  ground  story  , 
C  on  upper  stories 

C 

i 
i 

GENERAL  CHARACTERISTICS 

[ 
I 

Street  Trees 

.20 

Required 

Required 

i 

General  Advertising  Sign 

.21 

NP 

NP 

Projecting  Business  Sign 

.22 

NP 

P 

Awning 

.23 

NP 

P 

Stories 

Stories  | 

All 

'  1- 

2 

3+ 

All 

1- 

2 

3+ 

RETAIL  SALES  AND  PERSONAL  SERVICES 

On-Site  Alcoholic  Beverage  Sale 
[Beer  and  Wine] 

.40 

P 

C 

C 

C 

NP 

NP 

On-Site  Alcoholic  Beverage  Sale 
[Beer,  Wine,  and  Liquor] 

.41 

P 

C 

c 

C 

NP 

NP 

Bar 

.42 

P/4* 

C/NP 

C/NP 

4* 

NP 

NP 

Full-Service  Restaurant 
Self-Service  Restaurant 

.43 
.44 

P/ 

14* 
P/ 

C/NP 
C/NP 

C/NP 
C/NP 

12* 
8* 

NP 
NP 

NP 
NP 

Take-Out  Food  Establishment 

.45 

P/3* 

C/NP 

C/NP 

4* 

NP 

NP 

Liquor  Store 

.46 

P/4* 

C/NP 

C/NP 

4* 

NP 

NP 

Cabaret 

.47 

P/S 

C/NP 

C/NP 

NP 

P  =  Principal  *  =  Principal  up  to  threshold  number;  C  above 

C  =  Conditional  S*  =  Principal  if  housing  not  removed;  S  if  removed 

S  =  Special  P**  =  Principal  if  hsg.  not  removed;  NP  if  removed 

NP  =  Not  Permitted  C**  =  Conditional  if  hsg.  not  removed;  NP  if  removed 
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Existing 
RC-l/SUD 

Proposed  §  715 
24th  Street 

Sub- 

Stories 

Stories 

Zoning  Category 

§  No. 

All 

1- 

2 

3+ 

All 

1- 

2 

3+ 

Movie  Theater 

.48 

NP 

P 

C* 

NP 

Amusement  Enterprise 
[Place  of  Enter- 
tainment, Dance  Hall] 

.49 

NP 

/s 

/NP 

/NP 

1 
1 

C 

NP 

NP 

Adult  Entertainment  Facility 

.50 

P 

C/NP 

C/NP 

NP 

Hotel 

.51 

C/S 

C 

C* 

C* 

Motel 

.52 

NP 

NP 

Animal  Clinic  or  Hospital 

.53 

NP 

NP 

Commercial  Kennel  or  Stable 

.54 

NP 

NP 

Automotive  Service  Station 
[Gas  Only] 

.55 

NP 

NP 

Automotive  Service  Station 
[Gas  with  Minor  Repair] 

.56 

NP 

NP 

Automotive  Repair  Facility 
[Mechanical  or  Body  Repair] 

.57 

IMP 

NP 

Automobi le  Wash 

.58 

NP 

NP 

Tire  Recapping  Facility 

.59 

NP 

NP 

Vehicle  Sale  or  Rental 

.60 

NP 

NP 

Vehicle  Sale  or  Rental  Lot 

.61 

NP 

NP 

Community  Residential  Garage 

.62 

c 

c 

Parking  Garage/Lot 

.63 

c 

C 

Commercial  Vehicle  Storage 
Facility 

.64 

NP 

NP 

Parcel  Delivery  Service 

.65 

NP 

1 

P 

NP 

NP 

P  =  Principal  *  =  Principal  up  to  threshold  number;  C  above 

C  =  Conditional  S*  =  Principal  if  housing  not  removed;  S  if  removed 

S  =  Special  P**  =  Principal  if  hsg.  not  removed;  NP  if  removed 

NP  =  Not  Permitted  C**  =  Conditional  if  hsg.  not  removed;  NP  if  removed 
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1  Existing 
1  RC-l/SUD 

1    Proposed  §  715 
1       24th  Street 

Sub- 

i  Stories 

i  Stories 

Zoning  Category 

§  No. 

All 

'  1- 

2 

'All 

1- 

2 

'  3+ 

Automotive  Laundering/Off-Site 
Dry  Cleaning  Establishment 

.66 

i 

P 

C/NP 

C/NP 

1 
1 
1 

! 

i 

P 

NP 

i 

I 

NP 

On-Site  Dry  Cleaning 
Establishment 

.67 

C 

NP 

NP 

1 

C 

1 
( 

NP 

NP 

Trade  Shop 

.68 

NP 

P 

NP 

NP 

Other  Retail  or  Personal 
Service  Establishment 

.78 

P 

C/NP 

C/NP 

P 

NP 

NP 

OFFICES 

Financial  Office 

.80 

P/3* 

C/S* 

C/NP 

4* 

NP 

NP 

Walk-Up  Financial  Service 

.81 

P 

C/S* 

C/NP 

P 

NP 

NP 

Medical  Office 

.82 

P 

C/S* 

C/NP 

P 

p** 

NP 

Other  Office 

.81 

P 

C/S* 

C/NP 

P 

NP 

MISCELLANEOUS  OTHER  USES 

Assembly  Area 

.90 

P 

C 

C 

C 

c** 

NP 

Greenhouse,  Plant  Nursery 

.91 

P 

C 

C 

c 

NP 

NP 

Truck  Gardening 

.92 

P 

C 

C 

NP 

Ambulance  Service 

.93 

NP 

NP 

Mortuary  Establishment 

.94 

NP 

NP 

Public  Structure 

.95 

P 

c 

C** 

c** 

Utility  Installation 

.96 

C 

C 

Transportation,  Transmission 
Faci 1 ity 

.97 

NP 

NP 

Planned  Unit  Development 

.98 

C 

C 

P  =  Principal  *  =  Principal  up  to  threshold  number;  C  above 

C  =  Conditional  S*  =  Principal  if  housing  not  removed;  S  if  removed 

S  =  Special  P**  =  Principal  if  hsg.  not  removed;  NP  if  removed 

NP  =  Not  Permitted  C**  =  Conditional  if  hsg.  not  removed;  NP  if  removed 
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Existing 
RC-l/SUD 

1    Proposed  §  715 
24th  Street 

Sub- 

Stori  es 

Stories 

Zoning  Category 

§  No. 

Al  1 

1- 

2 

3+ 

Al  1 

1- 

2 

3+ 

WHOLESALING  AND  MANUFACTURING 

Househola  Storage 

.100 

NP 

NP 

Wholesaling,  Light  Manufacturing 
Food  Processing  Establishment 

.101 

NP 

NP 

HOUSING 

Dwelling  Unit 

.110 

P 

P 

Group  Housing 

.111 

P 

C 

INSTITUTIONS 

Hospital,  Medical  Center 

.120 

C 

NP 

Clinic,  Outpatient  Facility 

.121 

C 

C 

C** 

NP 

Residential  Care  Facility 
[up  to  6  persons] 

.122 

P 

P 

Residential  Care  Facility 
[more  than  6  persons] 

.123 

C 

C 

c** 

C** 

Child-Care  Facility 
[up  to  12  chi Idren] 

.124 

P 

P 

Child-Care  Facility 
[more  than  12  children] 

.125 

P 

C 

C 

P 

c** 

C** 

Elementary,  Secondary,  or 
Post  Secondary  Schools 

.126 

P 

r 

r 

r 

r 

r-k-k 

Industrial  Arts  School 

.127 

NP 

NP 

Church,  Philanthropic  Facility 

.128 

P 

C 

C 

c 

1 

c** 

NP 

P  =  Principal  *  =  Principal  up  to  threshold  number;  C  above 

C  =  Conditional  S*  =  Principal  if  housing  not  removed;  S  if  removed 

S  =  Special  P**  =  Principal  if  hsg.  not  removed;  NP  if  removed 

NP  =  Not  Permitted  C**  =  Conditional  if  hsg.  not  removed;  NP  if  removed 
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review  by  the  Zoning  Administrator  and  City  Planning  Commission  for 
conditional  uses.     In  such  review,  the  use  permit  could  be  approved 
with  or  without  special  conditions  or  the  application  could  be  denied 
altogether.    It  cannot  be  predicted  how  many  conditional  use 
applications  would  be  approved  and  therefore  how  conditional  use 
review  would  affect  the  number  or  intensity  of  uses  in  a  given 
district.    The  theoretical  "worst  case"  from  the  environmental  point 
of  view  for  24th  Street  would  occur  if  all  conditional  uses  were 
approved.    Therefore,  for  the  purpose  of  assessing  the  most  extreme 
environmental  impacts,  it  is  presumed  that  all  conditional  use 
applications  would  be  approved,  with  or  without  conditions  attached. 
Based  on  this  assumption,  the  effects  of  the  principal  use  and 
conditional  use  authorizations  on  the  number  of  a  specific  type  of  use 
would  be  essentially  the  same.    However,  a  more  reasonable  scenario 
would  not  involve  approval  of  all  conditional  use  applications. 

•  Assesses  the  potential  effects  on  the  existing  environment  of  the 
theoretical  maximum  development  scenario  which  would  be  allowed  by  the 
proposed  zoning  controls,  and  compares  the  impacts  to  those  of  the 
theoretical  scenario  allowed  by  the  current  zoning.    It  also 
prescribes  a  more  reasonable  development  scenario  of  development  under 
the  proposed  zoning  and  analyzes  its  potential  effects. 

•  The  analysis  uses  a  limited  time  frame  of  5  to  10  years  (since  a 
longer  period  would  involve  more  speculation). 

ENVIRONMENTAL  EFFECTS 

Land  Use 

The  proposed  zoning  controls  would  preserve  the  existing  land  use  conditions 
and  character  of  24th  Street.    The  proposed  building  envelope  controls  would 
establish  a  theoretical  maximum  amount  of  development  which  is  greater  than 
what  currently  exists;  however,  the  proposed  controls  are  equivalent  to  and 
more  restrictive  than  the  current  controls.    Existing  development  along  24th 
Street  consists  primarily  of  2-  to  3-story  mixed  use  buildings  with  ground 
story  retail/commercial  uses  and  upper  story  housing.    (For  further 
description,  see  Chapter  3)    However,  the  amount  of  development  which  is 
theoretically  possible  under  the  proposed  building  envelope  controls  is  not 
likely  to  be  realized  due  to  a  number  of  constraints  (see  Land  Use  Trends, 
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Chapter  3).    The  proposed  use  controls  (on  retail  sales  and  personal  services, 
offices,  wholesaling  and  manufacturing,  housing  and  institutions)  and  housing 
density  and  residential  parking  controls  could  affect  the  mix  of  land  uses  in 
the  district.    However,  several  non-zoning  factors  (such  as  market  trends, 
spatial  needs  of  different  uses,  structural  limitations,  development  costs) 
could  interact  and  temper  any  significant  changes  in  land  use  composition 
which  would  be  permitted  to  occur  under  the  proposed  zoning. 

Many  proposed  controls  would  not  differ  from  current  controls  or  would  consist 
mainly  of  changes  in  procedure. 

Building  Envelope  Controls 

The  building  envelope  controls  which  are  proposed  to  be  changed  from  the 
existing  RC-1  zoning  include:    residential  off-street  parking,  basic  floor 
area  ratio  limit,  square  footage  per  establishment,  dwelling  unit  density, 
outdoor  activity,  and  accessory  parking.    The  following  discussion  addresses 
the  floor  area  ratio,  square  footage  per  establishment,  outdoor  activity  and 
accessory  parking  controls.    The  potential  effects  of  the  residential 
off-street  parking  and  dwelling  unit  density  controls  are  discussed  separately. 

The  proposed  FAR  control  of  1.5  to  1,  together  with  rear  yard  and  vertical  use 
controls,  would  theoretically  allow  a  maximum  of  approximately  470,000  square 
feet  of  non-residential  development  on  24th  Street,  which  exceeds  the  275,000 
sq.  ft.  of  existing  non-residential  development  by  195,000  sq.ft.  or  70%.* 
This  represents  a  27%  (or  175,000  sq.ft.)  decrease  from  the  theoretical 
maximum  buildout  of  645,000  sq.ft.  allowed  by  the  current  1.8  FAR  control.** 
Based  on  past  trends,  the  theoretical  maximum  non-residential  development 
envelope  allowed  by  the  proposed  controls  is  not  likely  to  be  realized.  In 
recent  years,  very  little  expansion  of  non-residential  development,  either  on 
the  ground  or  upper  stories,  has  occurred  on  24th  Street,  except  by  conversion 
of  existing  housing,  despite  the  extent  of  lot  underuti 1 i zation  on  the 


*The  theoretical  maximum  development  scenario  under  the  proposed  zoning 
consists  of:    75%  of  the  district's  ground  story  lot  areas  (assuming  a  25% 
rear  yard  requirement)  and  75%  of  the  lot  area  at  the  second  story  of 
buildings  without  housing  at  the  second  story. 

**The  theoretical  maximum  development  scenario  under  the  current  zoning 
consists  of  75%  of  the  district's  lot  areas  at  the  ground  and  second  stories. 
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street  -  see  Chapter  3.)  Although  the  theoretical  buildout  is  unlikely  to  be 
realized,  non-residential  development  could  increase  by: 

1)  new  construction  on  the  one  vacant  lot  in  the  district; 

2)  conversion  of  existing  ground  floor  residential  space  for 
non-residential  use; 

3)  expansion  of  existing  non-residential  uses  to  full  75%  lot  coverage  as 
defined  by  the  rear  yard  control  on  the  ground  story  and  on  the  2nd 
story  to  the  extent  that  existing  residential  units  are  not 
eliminated;  and 

4)  structural  additions  of  second  story  offices  and  institutional  uses  to 
single  story  buildings  on  24th  Street; 

5)  demolition  and  replacement  of  existing  underutilized  buildings. 

The  likelihood  of  the  above  described  expansion  potential  occurring  is  limited 
by  a  number  of  factors  including:    the  market  demand  for  the  ground  story 
commercial  and  other  non-residential  space  (and  upper  story 
office/institutional  space);  the  location  and  accessibility  of  the  potential 
additional  space  with  respect  to  the  street;  the  spatial  needs  of  prospective 
users;  the  physical,  structural  and  cost  constraints  of  expanding  the  ground 
story  space  in. the  existing  buildings  and/or  adding  second  stories  pursuant  to 
current  Building  Code  requirements  which  further  restrict  the  permissible 
amount  of  development.    Specifically,  the  physical,  structural  and  cost 
constraints  include  the  following: 

•  There  are  currently  only  six  vacant  commercial  storefronts  and  one 
vacant  lot  available  for  new  development. 

•  Although  47  residential  units  exist  on  the  ground  floor,  conversion  to 
a  commercial  use  would  involve  varying  degrees  of  structural 
alterations. 

§     Five  ground  story  commercial  uses  on  underutilized  lots  could  be 
converted  and/or  replaced  with  new  commercial  or  mixed  use 
development.    The  feasibility  of  such  projects  would  be  influenced  by 
the  projected  profitability  of  the  new  commercial  development,  as 
compared  to  the  income  generated  by  the  demolished  use(s). 

t     Demolition  and  replacement  with  new  commercial  or  mixed  use 

development  is  prohibitively  costly  in  most  cases  and  could  occur  only 

-  110  - 


in  extreme  circumstances  where  the  projected  income  of  the  new  uses  would 
be  exorbitantly  high.    (See  Economic  Assessment  and  Impact  Methodology, 
Recht-Hausrath  &  Associates,  February,  1983,  Appendix  C,  pgs.  155  -  167) 

A  more  reasonable  development  scenario  under  the  proposed  building  envelope 
controls,  is  that  non-residential  development  along  24th  Street  could  increase 
by  53,000  sq.ft.  or  19%.    This  more  reasonable  scenario  is  based  on  the 
following  assumptions: 

1)  new  construction  on  the  one  vacant  lot; 

2)  conversion  of  38  existing  ground  floor  residential  units  and  two 
garages  which  would  not  render  upper  story  housing  unusable;  and 

3)  conversion  and/or  expansion  of  three  single  story  buildings  into  the 
full  non-residential  building  envelope. 

This  scenario  presumes  an  increase  in  the  commercial  demand  over  the  next  5  - 
10  years  such  that  the  above  measures  would  be  taken  to  increase  the  available 
non-residential  space.    The  6  existing  vacant  storefronts  suggest  that  the 
commercial  demand  may  not  be  particularly  strong.    However,  there  has  been 
some  turnover  and  intensification  of  other  commercial  uses.    Therefore,  before 
new  construction  or  conversion  were  to  take  place,  new  non-residential  uses 
could  occupy  existing  vacant  storefronts  or  basements,  or  convert  other  low 
intensity  non-residential  uses. 

The  proposed  square  footage  per  establishment  control  would  not  impose  a 
strict  limit;  it  only  triggers  conditional  use  review.    This  procedural 
restriction  would  not  itself  generate  any  impact  on  the  size  of  uses  entering 
24th  Street.    The  proposed  restrictions  would  carry  forth  the  square  footage 
regulation  imposed  by  the  interim  Special  Use  District  controls  since  July, 
1980.    The  proposed  outdoor  activity  and  accessory  parking  controls  would  also 
apply  procedural  changes  from  Principal  to  Conditional  use  authorizations.  As 
noted  in  the  General  Considerations  section,  no  predictable  impacts  can  be 
identified  from  procedural  changes  alone. 

More  Restrictive  Use  Controls 

More  restrictive  controls  are  proposed  for  certain  uses  (see  Table  9,  pg. 
112).    The  more  restrictive  control  changes  consist  of  two  types  of 
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TABLE  9 

MORE  RESTRICTIVE  CONTROL  CHANGES  PROPOSED 


z.uiiiiicj  uaucyury 

Exi  sti  ng 
RC-l/SUD 

'    Proposed  §  715 
24th  Street 

Stories 

Stories 

All 

■  1- 

'  2 

'  3+ 

All 

'  1- 

'  2 

'  3+ 

On-Site  Alcoholic  Beverage  Sale 

[Beer  &  Wine) 

P 

C 

C 

C 

NP 

NP 

un-oite  Aiconoiic  oeverage  oaie 

[_Deer,  wine  &  Licjuorj 

P 

C 

c 

C 

NP 

NP 

Ray' 

oar 

P/4* 

C/NP 

C/NP 

4* 

NP 

NP 

Full-Service  Restaurant 

P/l4*C/NP 

C/NP 

12* 

NP 

NP 

Self-Service  Restaurant 

P/  C/NP 

P  /IMP 

o 

NP 
111 

NP 

Take-Out  rood  Establishment 

D  /  "5* 

P  /MD 

C/NP 

4* 

NP 

NP 

Liquor  Store 

D  / A-k 
r  /  4" 

r  /MD 

C/NP 

4* 

NP 

NP 

Cabaret 

D  /C 

r  /  MD 

C/NP 

NP 

AQU  1  L  Lntert ai nrnen t  raciiity 

D 
r 

U/  INK 

C/NP 

NP 

note  1 

C/S 

C 

c** 

C** 

AULomatea  Launaering,  uir-biLe 

ury  L 1 ean i ng 

p 

r 

P  /MP 

C/NP 

P 

NP 

NP 

uxner  Keiai  i  or  persona  i  service 

D 

r 

P  /MD 

C/NP 

p 

r 

NP 

NP 

Financial  Office 

P/3* 

C/S* 

C/NP 

4* 

NP 

NP 

Walk-Up  Financial  Off. 

P 

C/S* 

C/NP 

P 

NP 

NP 

Medical  Office 

P 

C/S* 

C/NP 

P 

p** 

NP 

\J  Lllci    U  1  r  1 

P 

C/S* 

C/NP 

P 

p** 

NP 

ASsernDiy  Area 

P 

C 

C 

C 

c** 

NP 

breennouse,  riarn  iNursery 

P 

c 

C 

C 

NP 

NP 

irucK  oaroening 

P 

c 

C 

NP 

rUD  1  IL  jLiULUUit: 

P 

C 

C** 

C** 

broup  housing 

P 

C 

C 

NP 

Liinic,  uutpatient  raciii xy 

c 

C 

C** 

NP 

Residential  Care  Facility, 

fmnrp  than  fi  DPrsnn*;! 

c 

C 

c** 

c** 

Child  Care  Facility, 

[more  than  12  children] 

P 

c 

C 

P 

C** 

c** 

Elementary,  Secondary,  Post- 

Secondary  Schools 

P 

c 

C 

c 

C** 

c** 

Church/Phi lanthropic 

P 

c 

C 

c 

c** 

NP 

P  =  Principal  *  =  Principal  up  to  threshold  number;  C  above 

C  =  Conditional  S*  =  Principal  if  housing  not  removed;  S  if  removed 

S  =  Special  P**  =  Principal  if  hsg.  not  removed;  NP  if  removed 

NP  =  Not  Permitted  C**  =  Conditional  if  hsg.  not  removed;  NP  if  removed 
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restrictions:     1)  upper  story  use  restrictions  and  2)  ground  story  use 
restrictions.    They  are  designed  to  help  maintain  the  existing  retail  - 
commercial  mix  on  the  ground  story  and  preserve  housing  on  the  upper  stories. 

Upper  story  use  restrictions:    The  proposed  control  changes  would  prevent  most 
retail,  institutional  and  other  non-residential  uses  from  locating  on  the 
upper  stories;  non-financial  offices,  however,  would  be  permitted  as  a 
principal  use  on  the  second  story  if  housing  were  not  eliminated. 

The  current  land  use  composition,  structures  and  other  factors  already  direct 
retail  uses  to  ground  story  space  and  limit  the  feasibility  of  upper  story 
development  of  the  non-residential  uses.    Currently,  three  retail  uses  and  14 
offices  are  located  on  the  upper  stories  (90%  of  which  are  on  the  second 
story).    These  upper  story  uses  represent  8%  of  the  194  commercial  uses  in  the 
district,  and  5%  of  the  361  upper  story  uses.    These  small  fractions  indicate 
that  most  commercial  development  has  taken  place  on  the  ground  story,  and  most 
of  the  upper  story  development  has  not  been  commercial,  but  residential  in 
nature.    This  is  partially  due  to  the  current  zoning  controls.    The  current 
RC-1  controls  instituted  in  1978  permit  most  commercial  uses  by  conditional 
use  at  the  upper  stories.    In  1980,  however,  the  interim  SUD  overlay  controls 
were  adopted  to  supplement  and  strengthen  the  RC-1  controls  by  restricting 
retail  uses  on  the  2nd  story  and  above  and  office  uses  on  the  3rd  story  and 
above.    The  recent  SUD  controls  have  inhibited  much  upper  story  commercial 
development  (except  2nd  story  offices  which  did  not  displace  housing)  in  the 
past  2  years. 

Prior  to  1980,  very  little  upper  story  commercial  development  took  place,  even 
when  the  RC-1  controls  alone  and  the  C-2  (Community  Business)  zoning  (which 
was  in  place  prior  to  1978)  both  permitted  commercial  uses  on  the  upper 
stories  as  conditional  or  principal  uses  respectively.    This  suggests  that 
other  factors  besides  zoning  such  as  market  demand,  the  size,  type  and 
configuration  of  structures,  development  costs,  and  Building  Code 
requirements,  limited  the  feasibility  of  upper  story  commercial  development. 

While  the  proposed  upper  story  use  restrictions  could  theoretically  lead  to 
spillover  effects  on  the  ground  story  space  or  comparable  space  in  other 
districts,  the  factors  noted  above,  the  six  vacant  storefronts  and  ground 
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story  residential  units  which  are  available  for  conversion  to  commercial  use 
existing  in  the  district,  suggest  that  that  no  substantial  spillover  demand 
pressure  has  been  added  to  the  ground  story.    Therefore,  substantial  additional 
development  pressure  either  on  24th  Street  ground  story  space  or  in  other 
comparable  districts  would  be  expected  to  result  from  the  upper  story 
restrictions. 

The  proposed  controls  would  allow  non-financial  offices  and  institutional  uses 
to  be  built  at  the  second  story,  if  no  housing  were  displaced.    In  theory,  these 
uses  could  be  structurally  added  to  the  22  single  story  buildings  in  the  24th 
Street  area.    Most  of  the  existing  upper  story  commercial  development  has  taken 
place  by  conversion  of  residential  units.    By  prohibiting  upper  story  housing 
displacement,  the  proposed  zoning  would  halt  this  trend.    Since  the  same 
non-zoning  factors  noted  above  would  constrain  the  feasibility  of  2nd  story 
structural  additions,  the  extent  of  new  office  and  institutional  development 
would  be  limited.    The  existence  of  four  vacant  2nd  story  offices  (28%  upper 
story  office  vacancy  rate),  indicating  a  relatively  weak  upper  story  office 
demand,  supports  this  conclusion. 

Ground  story  use  restrictions:    The  proposed  ground  story  use  restrictions  would 
apply  mostly  to  procedural  restrictions  -  changes  from  permitted  to  conditional 
use  (either  conditional  use  in  all  cases  or  conditional  if  housing  is  not 
removed)  or  a  density  threshold  which,  once  exceeded,  would  trigger  conditional 
use  review.    As  noted  in  the  General  Considerations  section,  no  predictable 
impacts  of  these  procedural  changes  can  be  identified. 

Some  uses  which  are  currently  permitted  either  as  a  principal  or  conditional  use 
on  the  ground  story  are  proposed  to  be  prohibited.    They  are  cabarets,  adult 
entertainment  facilities,  truck  gardening,  hospitals  and  medical  centers.  None 
of  these  uses,  except  for  one  cabaret,  exists  on  24th  Street.    There  has  not 
been  a  strong  market  demand  on  24th  Street  for  any  of  them,  such  that  spillover 
into  other  districts  would  occur  as  a  result  of  the  ground  story  restrictions. 

Less  Restrictive  Use  Controls 

Some  proposed  controls  involve  changes  to  less  restrictive  controls  (from  Not 
Permitted  to  Permitted  or  Conditional),  which  could  allow  for  more  of  such  uses 
in  the  district.  They  are  shown  in  Table  10. 
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TABLE  10 

LESS  RESTRICTIVE  CONTROL  CHANGES  PROPOSED 


Zoning  Category 

'        Existing  ' 
RC-l/SUD 

Proposed  §  715  ' 
24th  Street 

Stories 

Stories 

All  '  1-  '  2  '3+ 

All  '  1-  '  2  '3+ 

Movie  Theater 
Amusement  Entertainment 
[Place  of  Enter- 
tainment, Dance  Hall] 
Parcel  Delivery  Service 
Trade  Shop 

NP 
NP 

/S       /NP  /NP 

NP 
NP 

P       C**  NP 
C       NP  NP 

C       NP  NP 
P       NP  NP 

**Conditional  if  not  displacing  existing  housing.  Not  Permitted  otherwise 


The  current  land  use  inventory  shows  no  movie  theaters,  ten  amusement 
enterprises  (six  establishments  with  mechanical  amusement  devices,  three  bars 
with  billiard  tables,  and  one  place  of  entertainment),  no  parcel  delivery 
services  and  four  trade  shops.    The  existing  RC-1  controls  have  restricted 
these  uses  since  1978.    However,  the  previous  C-2  controls  did  permit  them. 
It  appears  that,  although  under  the  prior  C-2  controls  a  greater  physical 
capacity  to  accommodate  more  of  the  above  uses  existed,  other  non-zoning 
factors  such  as  market  demand,  spatial  needs  of  these  business  types,  size  and 
type  of  structures,  and  development  costs  did  not  lead  to  growth  in  such  uses. 

It  is  difficult  to  project  the  environmental  impacts  of  relaxing  the  controls 
of  these  uses,  particularly  on  the  ground  story.    Although  the  overall  ground 
floor  space  of  24th  Street  would  serve  as  the  theoretical  maximum  capacity  for 
these  uses,  it  is  unrealistic  to  project  that  all  ground  story  space  will  be 
occupied  by  the  above  uses.    However,  new  uses  theoretically  could  enter  the 
district  by:    1)  occupying  vacant  units  or  lots,  2)  converting  existing  ground 
story  commercial  or  residential  uses,  and  3)  demolition  and  replacement. 
Besides  those  factors  generally  limiting  commercial  development  noted  earlier 
on  p.  110,  the  following  factors  would  constrain  such  development: 

Constraints  by  Nature/Demand  of  Use 

0     The  nature/structure  of  the  movie  theater  industry  in  San  Francisco, 
the  space  and  parking  needs  of  movie  theaters,  and  the  nature  and 
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level  of  demand  for  movies  have  limited  the  growth  of  movie  theaters 
in  the  city.    "Over  the  past  30  years,  San  Francisco  has  lost  over 
33,000  movie  theater  seats  to  other  kinds  of  development.    And...  only 
3,000  new  seats  have  been  added."*    Other  theaters  in  the  proximity  of 
24th  Street  already  serve  the  Noe  Valley  neighborhood,  thereby 
limiting  the  available  market  for  potential  new  theaters  along  24th 
Street.    Thus,  it  is  unlikely  that  new  theaters  will  locate  on  24th 
Street  under  the  new  controls. 

•  Although  the  popularity  of  video  games  and  other  mechanical  amusement 
devices  has  resulted  in  an  increase  of  such  uses  in  the  neighborhoods, 
recently  imposed  restrictions  in  the  Police  Code**  could  limit  video 
game  arcades  in  24th  Street. 

•  The  existing  and  future  demand  for  parcel  delivery  services  and  trade 
shops  cannot  be  determined.    Changes  in  technologry  could  affect  the 
market  for  such  uses,  to  either  decrease  or  increase  their  demand. 

Housing  Density  and  Residential  Parking  Controls 

Increased  maximum  housing  density  and  relaxed  residential  off-street  parking 
could  result  in  more  housing  development.    The  proposed  residential  off-street 
parking  requirements  would  not  require  any  parking  for  the  first  four  units, 
thereby  freeing  the  ground  story  for  retail  uses  which  need  ground  story 
access  for  pedestrian  shoppers.    Any  new  housing  development  would  occur  on 
the  upper  stories  (either  by  structural  additions,  alterations  to  existing 
buildings,  new  construction  on  vacant  lots,  or  demolition  and  replacement) 
with  ground  story  commercial  use  and  possibly  some  second  story  office  uses. 

Table  11  shows  current  residential  development  as  it  compares  to  the  existing 
and  proposed  permitted  density  controls.  As  Table  11  indicates,  the  proposed 
controls  could  allow  for  a  theoretical  maximum  average  of  five  units  per  lot 


*Source:    DR81.4  case  file.  United  Artists  Theater  Circuit,  Inc., 
"Blockbusters,  Film  Distribution  Patterns  and  First  Run  Theaters  in  Relation 
to  the  City  of  San  Francisco:    A  Brief  Summary",  Oct.  1,  1981. 

**The  Police  Code  currently  prohibits  any  mechanical  amusement  device  in  RC 

districts  (which  currently  applies  to  24th  Street).    As  principal  uses  allowed 

in  non-R  districts,  video  arcades  are  subject  to  a  variety  of  restrictions  on 
location  and  operation. 
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TABLE  11 

APPROXIMATE  RESIDENTIAL  DENSITY 


Average  # 
Units/Lot 


Density 


Total  Units 


Current  Residential 
Development* 


2 


Not  Appl icable 


344 


Current  Permitted 
Density 


3 


1  unit/800  sq.ft. 
of  lot  area 


535 


Proposed  Permitted 
Density 


5 


1  unit/600  sq.ft 
of  lot  area 


725 


Avg.  square  footage/lot  =  2850  sq.ft. 

*  Source:    Department  of  City  Planning  survey,  December  1982. 

as  compared  to  the  existing  development  average  of  two  units  per  lot  (more  than 
100%  increase).    This  would  translate  to  a  theoretical  potential  increase  of  380 
units  (or  110%)  over  the  existing  housing  stock  and  125  units  (or  36%)  over  the 
theoretical  development  potential  allowed  by  the  current  controls.    However,  the 
theoretical  maximum  potential  under  the  current  density  controls,  which  exceeds 
the  existing  housing  stock  by  nearly  200  units  (or  58%),  has  not  been  built. 

The  proposed  relaxation  in  the  residential  parking  requirement  would  remove  a 
major  constraint,  thereby  opening  up  new  opportunities  for  infill  housing 
development.    The  increase  in  unit  density  would  also  add  an  incentive  to 
develop  housing.    The  specific  effect  these  factors  would  have  on  housing 
production  cannot  reasonably  be  estimated.    A  number  of  factors  indicate  that 
new  housing  development  will  continue  to  be  limited.    They  are  as  follows: 

Historic  demolition  and  new  construction  trends:    DCP  estimates  indicate  that  64 
housing  units  have  been  built  on  six  lots  along  24th  Street  in  the  last  ten 
years  (amounting  to  an  average  yearly  construction  rate  of  6.4  units).  This 
represents  16%  of  the  total  391  unit  housing  stock  of  24th  Street  or  an  average 
annual  unit  construction  rate  of  1.6%  of  the  existing  total  391  units.    Four  of 
the  six  lots  were  developed  as  mixed  use  projects  (ground  story  commercial  and 
upper  story  residential).    Some  projects  replaced  gasoline  stations  and  a 
contractor's  storage  yard.    This  suggests  that  vacant  or  substantially 
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underutilized,  limited  income-generating  lots  would  be  candidates  for  demolition 
and  new  construction  of  some  kind  of  housing  or  mixed  use  structures.  Another 
possible  way  of  increasing  the  number  of  housing  units  would  be  to  restructure 
existing  housing  so  as  to  split  a  unit  into  two  or  more  units.    However,  this 
would  involve  installing  at  least  another  entrance  and  exit,  kitchen,  new 
plumbing,  new  electrical  wiring  and  possible  structural  bracing.    Similar  cost 
factors  to  those  noted  earlier  would  constrain  this  type  of  structural 
alteration. 

In  recent  years  the  amount  of  new  construction  in  the  Noe  Valley  area  has  been 
low.    Historic  data  for  tne  Noe  Valley  neighborhood  indicate  the  following 
trends  in  new  housing  in  the  census  tracts  bordering  the  24th  Street  district 
(tracts  211,  212,  213,  214). 


Source:    Department  of  City  Planning,  Housing  Demolition  and  Replacement, 
December,  1981. 

In  comparing  the  number  of  demolished  and  newly  constructed  units  to  the 
current  housing  stock  in  the  Noe  Valley  neighborhood  of  6,234  units  (1980), 
net  new  construction  in  the  4  year  period  represented  less  than  2%  of  the 
total  housing  stock,  or  an  annual  rate  of  less  than  0.5%.    The  annual  new 
construction  rate  for  the  neighborhood  (0.5%)  was  substantially  lower  than  the 
construction  activity  on  24th  Street  (1.6%  increase  yearly).    This  is 
partially  due  to  the  surrounding  neighborhood  zoning  limits  on  housing  density 
of  2  to  3  units  per  lot. 

Supply  of  Available  Lots:    The  supply  of  available  sites  for  new  construction 
involving  no  demolition  is  limited  to  one  vacant  lot.    The  24th  Street  area  is 
already  developed  with  mostly  2-3  story  mixed  use  buildings.    Most  of  the 
new  construction  on  24th  Street  in  the  last  decade,  as  noted  earlier,  has 


TABLE  12 

TRENDS  IN  DEMOLITION  AND  NEW  CONSTRUCTION,  1977-1980 
CENSUS  TRACTS  211-214 


Number  of  structures  in  which  demolitions  have  occurred 

Number  of  housing  units  demolished 

Number  of  structures  with  new  housing  units  constructed 

Number  of  new  housing  units  constructed 


5 
6 

49 
110 
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replaced  low  intensity  uses  like  gas  stations  or  a  storage  yard.    Besides  the 
vacant  lot  or  parking  lots,  three  structures  (gas  station,  auto  repair  garage, 
private  garage)  have  been  identified  as  potential  sites  for  demolition  and 
replacement. 

Cost  and  Structural  Factors:    Although  some  of  the  22  single  story  buildings 
(five  of  which  are  residential)  are  potential  candidates  for  new  construction 
by  structural  additions  of  floors  or  demolition  and  replacement,  other  market 
and  development  factors  would  severely  constrain  such  new  housing  construction 

•  Given  relatively  high  interest  rates  and  development  costs  coupled  with 
limitations  on  available  financing,  new  rental  housing  construction  is 
unlikely.    Any  new  housing  would  most  likely  be  owner-occupied  housing. 
This  condition  is  likely  to  exist  at  least  until  interest  rates  are 
substantially  lowered. 

•  Local  architects  have  indicated  that  the  potential  sales  prices  of  new 
housing  generated  by  structural  floor  additions  which  would  meet  Building 
and  other  City  code  requirements  would  be  high  relative  to  current  sales 
prices.    On  some  interior  lots  and  structures,  new  floors  of  housing  could 
not  meet  the  Building  Code  requirements  for  two  means  of  independent 
access  to  the  street.    In  other  cases,  existing  ground  floor  commercial 
frontage  would  be  reduced  by  the  necessary  access  or  exit  ways. 

•  In  order  to  meet  seismic  requirements,  the  structure  would  need  structural 
bracing  or  replacement  of  foundations. 

•  Demolition  and  replacement  of  existing  structures  would  generate 
prohibitively  costly  housing  because  the  land  costs  based  on  the  income 
generated  by  the  demolished  use  would  escalate  the  sales  price  above  what 
the  market  could  support.    It  has  been  estimated  that  new  housing 
generated  by  demolition  and  replacement  would  be  1  1/2  times  as  costly  as 
comparable  space  created  by  structural  additions.* 

0     The  residential  parking  requirement  would  require  one  parking  space  for 
five  units  (maximum  density  allowed  on  a  typical  24th  Street  lot).  Unless 
a  parking  space  already  existed  or  the  lot  could  easily  accommodate  a 
parking  space,  the  developer  would  probably  only  build  four  units  per  lot. 

Although  some  development  is  expected  to  take  place,  it  is  unlikely  that  the 
maximum  allowable  increase  would  be  realized,  at  least  in  the  foreseeable 
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future  (i.e.  the  next  5  to  10  years).    A  more  realistic  projected  increase  in 
housing  units  on  24th  Street  over  the  next  5  to  10  years  (1987  to  1992),  based 
on  the  6.4  unit  average  annual  housing  construction  rate  on  24th  Street  over 
the  last  10  years,  would  not  exceed  32  to  64  units  (i.e.  6.4  units/year  x  5 
yrs.  =  32  units  by  1987,  6.4  units/yr.  x  10  yrs.  =  64  units  by  1992).    If  the 
historic  rate  of  development  were  doubled  as  a  result  of  the  relaxed  parking 
requirement  and  increased  unit  density,  the  potential  increase  of  64  units 
could  be  realized  in  five  years  instead  of  10  years. 

Visual  Quality  and  Urban  Design 

The  project  proposes  to  change  the  controls  to  permit  projecting  business 
signs  and  awnings.    Under  the  restrictions  and  requirements  of  Section  136  and 
Article  6  of  the  Planning  Code,  any  additional  signs  and  awnings  would  remain 
in  character  with  the  rest  of  the  street  and  its  considerable  supply  of 
existing  signs  and  awnings,  and  they  would  not  obstruct  any  views. 

Population,  Employment  and  Housing 

The  population  and  employment  of  the  24th  Street  district  would  vary  with  the 
intensity  of  uses  within  the  district.    Commercial  intensification  (without 
the  displacement  of  housing)  and  extensive  residential  development  could  occur 
under  the  theoretical  buildout  scenario  allowed  by  the  proposed  controls. 
However,  due  to  other  non-zoning  factors,  no  substantial  growth  or 
concentration  of  population  would  be  expected  to  be  actually  realized  as  a 
result  of  the  proposed  zoning  controls. 

Building  Envelope  Controls 

Additional  non-residential  development  allowed  under  the  proposed  building 
envelope  controls  could  bring  in  more  employees  and  customers/visitors. 
Depending  on  the  type  of  use,  the  increase  in  employment  and  population  would 
vary  (See  Use  Controls  discussion).    For  purposes  of  comparison,  general 
retail  development  under  the  theoretical  scenario  could  increase  the 
non-residential  population  by  about  560  employees,  while  under  the  more 
reasonable  scenario,  about  150  additional  employees  could  enter  the  district 
(Under  the  current  zoning,  maximum  development  could  generate  1070  employees. 


*Source:  Telephone  interview  with  Albert  Lanier,  local  architect,  24th 
Street,  January  11,  1983. 


-  120  - 


90%  over  what  additional  employment  theoretically  could  be  generated  under  the 
proposed  controls).*  Under  each  of  these  scenarios,  a  corresponding  potential 
loss  in  the  residential  population  displaced  by  the  conversions  of  ground 
floor  residential  units  could  occur  (94  residents  in  the  theoretical  scenario, 
76  residents  under  the  more  reasonable  scenario).  Since  different  retail  uses 
vary  in  their  rate  of  customer  attraction  and  one  customer  may  visit  more  than 
one  retail  use  in  a  single  trip,  it  would  be  too  speculative  to  project  the 
net  increase  in  customer  population. 

Use  Controls 

Since  the  proposed  upper  story  controls  would  discourage  most  commercial 
development,  growth  in  the  commercial  population  would  be  similarly 
constrained.    Since  it  is  difficult  to  predict  the  extent  of  commercial 
development  and/or  turnover  in  uses  which  could  take  place  under  the  proposed 
less  restrictive  controls,  the  effects  on  commercial  development  also  cannot 
be  defined.    It  is  presumed  that  the  population  and  employment  effects  of  new 
movie  theaters,  amusement  enterprises,  parcel  delivery  services  and  trade 
shops,  for  which  less  restrictive  controls  are  proposed,  would  not  differ 
substantially  from  the  effects  of  other  retail/commercial  uses  which  would 
have  otherwise  occupied  space  taken  by  the  newly  permitted  uses. 

Housing  Density  and  Residential  Parking  Controls 

The  proposed  dwelling  unit  density  control  and  residential  off-street  parking 
requirements  could  remove  some  disincentive  to  build  more  housing  along  24th 
Street.    As  noted  in  the  Land  Use  discussion,  the  density  control  could  allow 
a  theoretical  increase  of  380  units.    However,  based  on  past  trends,  the 
amount  of  new  housing  which  would  be  built  in  the  next  5-10  years,  under  the 
proposed  controls,  would  not  exceed  approximately  32  -  64  units.    Using  the 
average  1980  census  household  density  for  the  Noe  Valley  census  tracts  of  2 
persons  per  household,  the  theoretical  gross  increase  in  the  district's 
residential  population  could  be  760  people;  a  more  realistic  approximation 
based  on  the  unit  increase  would  not  exceed  65  -  130  people.    If  the  rate  of 
housing  construction  were  doubled  as  a  result  of  reduced  parking  requirements 
and  increased  density,  the  approximated  64  units  could  be  built  in  five  years, 


*A11  employee  estimates  are  based  on  350  sq.  ft.  per  employee. 
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instead  of  ten  years;  thus  increasing  the  residential  population  by  130  people 
in  five,  instead  of  ten,  years. 

Transportation  and  Circulation 

The  proposed  zoning  controls  could  lead  to  increased  transportation  demand  by 
affecting  the  type,  mix  and  size  of  the  land  uses  within  the  district. 
Generally,  tranportation  demand  increases  with  the  intensity  of  the  use. 
Since  housing  generally  generates  less  transportation  demand  than  commercial 
uses,  the  zoning  could  affect  transportation  demand  to  a  lesser  degree  by 
allowing  for  infill  housing,  as  opposed  to  commercial  uses,  especially  on  the 
upper  stories.    Also,  the  nature  of  the  transportation  demand  tends  to  vary 
with  the  use.    Commercial  transportation  demand  tends  to  be  concentrated 
during  regular  business  hours,  while  the  residential  peak  traffic  demand  tends 
to  occur  in  the  morning  and  evening  peak  periods  when  residents  commute  to  and 
from  work.    As  indicated  in  the  Land  Use  discussion,  controls  on  specific 
uses,  square  footage  per  commercial  establishment,  housing  density,  and 
residential  off-street  parking  could  lead  to  changes  in  the  mix  and  type  of 
uses  as  well  as  some  potential  new  construction. 

Building  Envelope  Controls 

Additional  non-residential  development  theoretically  allowed  under  the 
proposed  building  envelope  controls  could  increase  the  transportation  demand. 
However,  considering  past  trends  and  other  factors  discussed  in  the  Land  Use 
section,  the  theoretical  development  scenario  and  the  corresponding 
transportation  demand  is  unlikely  to  be  realized.    The  development  which  could 
occur  under  the  more  reasonable  scenario  would  not  increase  transportation 
demand  substantially. 

Trip  Generation  Analysis:    The  following  table  (Table  13)  shows  the  potential 
travel  demand  generated  unoer  the  theoretical  buildout  scenario  under  the 
proposed  controls  (Theoretical  -  Proposed),  the  theoretical  buildout  scenario 
under  current  controls  (Theoretical  -  Current),  and  the  more  realistic 
scenario  under  proposed  controls  (Realistic  -  Proposed).    The  table  shows  each 
scenario's  trip  generation  assuming  that  all  new  space  were  occupied  by 
offices  or  by  general  retail  uses. 
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TABLE  13 

DAILY  TRIPS  GENERATED  BY  SCENARIO  AND  USE 


Office^ 


Retdil2 


Theoretical  -  Proposed 


1700 


1170 


Theoretical  -  Current 


3240 


2220 


Reasonable  -  Proposed 


465 


320 


1.  Office  trip  generation  rate  was  assumed  at  17.5  person  trip  ends/1000 
s.f.    Total  PTEs  were  divided  by  2  to  derive  total  person  trips. 

2.  Retail  trip  generation  rate  was  assumed  to  be  36  PTEs/1000  s.f. 
(Source:    Trip  Generation  by  Land  Use,  Maricopa  Association  of 
GovernmentT)"];    Retail  trips  were  reduced  to  reflect  the  fact  that  a 
large  proportion  of  retail  trips  are  made  internally  within  the  district 
and  are  thus  already  counted  as  residential  or  office  trips. 

The  potential  increase  in  peak  hour  trips  generated  under  each  scenario  is 
shown  in  Table  14  (p.  125),  distributed  over  different  modes  of 
transportation.    The  modal  splits  assumed  for  the  peak  hour  (4-5  p.m.)  was 
as  follows:    auto  -  30%,  transit  -  60%,  foot/other  -  10%.* 

Traffic  Impacts:    Development  under  the  theoretical  buildout  scenario  of  the 
proposed  controls  could  add  40  to  60  new  peak  hour  vehicle  trips,  depending  on 
the  type  of  use.    The  more  reasonable  scenario's  potential  development  could 
add  10  to  15  new  peak  hour  vehicle  trips.    The  current  weekday  peak  hour 
traffic  volume  at  the  intersection  of  24th  Street  and  Noe  Street  was  estimated 
at  Level  C  (stable  flow,  but  speeds  and  maneuverability  are  closely  controlled 
by  the  higher  volumes),  or  a  volume  capacity  ratio  of  0.80.    It  is  expected 
that  the  impacts  of  the  new  trips  made  by  the  potential  non-residential  uses 
would  not  substantially  impact  the  level  of  service  on  the  street.    If  traffic 
flow  were  to  deteriorate  sufficiently  in  the  future,  signal ization  of  the  24th 
Street  -  Noe  intersection  (and  other  impacted  non-signalized  intersections) 
would  expand  the  intersection's  capacity  and  sufficiently  mitigate  the  effects 
and  allow  the  streets  to  accommodate  the  potential  traffic  increase. 


*Source:    Department  of  City  Planning  staff  estimates. 
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TABLE  14 

PEAK  HOUR  PERSON  AND  VEHICLE  TRIPS  BY  SCENARIO,  USE,  AND  MODE 


Aiitn 

Vph  i  r 1 p* 
veil  1  C  1  C 

1  1  alio  1  L 

r  UU  L /  U  Ui  Ici 

IMcUlC.l'lUCll     —  riUpUoCU 

Ififl 

1  OVJ 

IxC  Lai  1 

•J  u 

1  in 

Office 

155 

110 

310 

50 

Retai 1 

105 

75 

215 

35 

Reasonable  -  Proposed 

Office 

20 

15 

45 

10 

Retail 

15 

10 

30 

5 

Auto  person  trips  were  converted  to  vehicle  trips  using  a  1.4 
person/vehicle  factor 


Parking  Impacts:    The  theoretical  maximum  development  allowed  under  the 
proposed  zoning  could  generate  a  (morning)  peak  hour  parking  demand  of  40  to 
60  vehicles.    The  parking  demand  during  the  morning  peak  hour  would  consist 
mainly  of  employees  looking  for  long  term  (all  day)  on-street  parking  spaces, 
primarily  in  the  unmetered  residential  areas.    The  current  on-street  parking 
supply  in  the  area  within  a  2-block  radius  of  and  including  24th  Street 
(bounded  by  Elizabeth,  Jersey,  23rd  and  25th  Streets)  was  estimated  at  2375 
spaces.    A  February,  1983  DCP  survey  of  critical  blocks  within  the  24th  Street 
area  on  a  Saturday  afternoon  (1-3  p.m.)  indicated  a  97%  occupancy  of  the 
"legal"  on-street  parking  supply.    Since  many  residents  would  be  moving  their 
vehicles  from  the  street  during  the  morning  peak  hour,  the  occupancy  rate 
would  be  considerably  lower.    In  light  of  these  factors,  the  estimated  70+ 
vacant  on-street  spaces  in  the  area  during  that  hour  could  accommodate  the 
theoretical  scenario's  peak  hour  parking  demand  generated  as  well  as  the 
reasonable  scenario's  peak  hour  demand. 

Transit  Impacts:    Theoretical  maximum  non-residential  development  under  the 
proposed  controls  could  increase  peak  hour  MUNI  use  by  110  to  165  person 
trips.    The  existing  transit  lines  (11  -  Hoffman,  48  Quintara  along  24th 
Street,  and  24  -  Divisadero  and  J-Church  crossing  24th  Street)  are  expected  to 
be  able  to  handle  the  additional  person  trips.    The  110  to  165  person  trips 
would  not  significantly  add  to  the  current  peak  hour  ridership  relative  to  the 
capacity  (e.g.  the  48  line  alone  could  handle  more  riders,  showing  a  peak  hour 
load  factor  of  0.53  for  total  seated  and  standing  passengers  in  May,  1982). 
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Ridership  on  MUNI  without  the  additional  24th  Street  development  is  expected 
to  increase  over  the  next  5  years;  the  potential  new  transit  riders  would  not 
add  significantly  to  the  future  overcrowded  conditions.    Similarly,  it  is 
expected  that  the  existing  and  future  transit  capacity  would  easilyi 
accommodate  the  30  -  45  potential  peak  hour  transit  trips  generated  under  the 
more  reasonable  scenario. 

Square  Footage  per  Establishment  Controls 

The  square  footage  control  could  limit  the  number  of  person  trips  made  to  and 
from  any  single  new  commercial  use  to  the  extent  it  limits  the  amount  of 
commercial  floor  area  available  for  patron  and  employee  use.    However,  the 
limitation  per  establishment  may  or  may  not  result  in  a  limitation  on  the 
total  square  footage  of  all  commercial  uses  in  a  building  (because  of  the 
control,  a  building  may  have  two  2500  square  foot  uses  instead  of  one  5000 
square  foot  use).    Therefore,  the  square  footage  control  is  not  likely  to  have 
much  effect  on  the  amount  of  transportation  demand  resulting  from  new  uses 
entering  the  district. 

Use  Controls 

The  proposed  restrictions  on  upper  story  non-residential  uses  primarily  would 
preserve  existing  land  use,  especially  upper  story  housing.    Thus,  no 
transportation  impacts  would  occur  since  only  limited  intensification  of 
existing  upper  story  uses  would  be  allowed.    Where  housing  would  not  be 
eliminated,  the  proposed  controls  would  permit  as  principal  uses  offices  on 
the  second  story  and  some  institutional  uses  on  the  upper  stories.    The  entry 
of  new  offices  and  institutional  uses  by  new  construction,  floor  additions  to 
existing  buildings  or  conversions  of  existing  non-residential  uses  could  be 
constrained  by  structural  and  cost  factors  (see  Land  Use  discussion).  The 
impacts  on  transportation  demand  therefore  could  be  similarly  limited. 

In  addition,  the  proposed  relaxation  of  ground  story  controls  on  movie 
theaters,  amusement  entertainment  establishments,  parcel  delivery  services  and 
trade  shops  could  allow  more  of  such  uses  to  enter  the  district.    As  discussed 
earlier,  their  potential  development  is  limited  by  a  number  of  physical,  cost, 
and  demand  factors.    Since  it  is  difficult  to  determine  the  number  of  such 
uses  which  would  enter  the  district  if  the  controls  were  relaxed,  the  exact 
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transportation  impacts  cannot  be  determined.    The  following  general 
considerations  suggest  potential  impacts  (see  below),  however,  many  other 
factors  besides  zoning  contribute  to  and  determine  the  actual  degree  of 
transportation  impacts.    One  important  factor  is  the  relative  success  of  any 
new  establishment  entering  the  district,  which  is  unpredictable.  Others 
include  the  modes  of  transportation  used  by  patrons  and  employees,  the  peak 
hours  of  demand,  and  the  volume  of  new  trips  made  relative  to  existing 
capacities.    Considering  these  factors,  the  potential  increase  in 
transportation  demand  would  not  be  substantial. 

•  Generally,  movie  theaters  exhibit  a  higher  auto  orientation  than  other 
retail  uses,  but  the  peak  hour  demand  for  theaters  would  tend  to  follow 
the  peak  hour  demand  for  the  bulk  of  retail  and  office  uses. 

•  Amusement  entertainment  establishments  generally  attract  mostly  foot 
traffic,  although  live  theaters  could  attract  a  similar  amount  of 
traffic  as  a  movie  theater. 

•  Parcel  delivery  services  (as  restricted  without  garage  or  repair 
facilities)  and  traae  shops  (required  to  have  retail  display  space  and 
only  accessory  storage)  could  be  likened  to  offices  in  the  level  of 
transportation  demand  they  would  attract. 

Housing  Density  and  Residential  Parking  Controls 

If  the  increased  housing  density  and  relaxed  residential  off-street  parking 
requirements  did  lead  to  new  housing,  the  additional  residents  could  generate 
more  transportation  demand.    The  following  analyses  based  on  the  theoretical 
maximum  scenario  and  the  more  realistic  development  scenario  suggest,  however, 
that  no  significant  traffic  or  transit  impacts  could  occur.    The  analysis 
indicates  that  potentially  significant  parking  impacts  could  occur,  however, 
mitigation  measures  are  proposed  to  offset  the  impact. 

Trip  Generation  Analysis:    The  theoretical  maximum  housing  development  which 
could  occur  under  the  proposed  controls  would  be  380  new  housing  units'.  These 
380  potential  housing  units  could  generate  approximately  3040  person  trip  ends 
per  day.    The  more  realistic  projection  of  32  -  65  new  housing  units  built 
under  the  proposed  controls  could  generate  260  -  510  person  trips  per  day. 
During  the  weekday  afternoon  peak  hour  (4:30  -  5:30  p.m.),  the  potential  new 
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housing  allowable  under  the  proposed  zoning  changes  would  generate  about  240 
person  trips,  which  would  be  split  among  various  modes  of  travel  as  follows: 
auto  -  130  person  trips,  transit  -  85  person  trips,  pedestrian/other  -  25 
person  trips. 

Traffic  Impacts:    The  potential  housing  development  along  24th  Street  would 
generate  about  95  additional  weekday  peak  hour  vehicle  (auto)  trip  ends.  The 
traffic  along  24th  Street  during  the  weekday  peak  hour  appears  to  be  stable  in 
its  flow.    The  Level  of  Service  for  the  current  weekday  peak  hour  volume  at 
the  critical  intersection  of  24th  Street  and  Noe  was  estimated  at  Level  C,  or 
a  volume  capacity  ratio  of  0.80.    It  is  expected  that  the  impacts  of  the  new 
trips  made  by  the  potential  households  would  not  substantially  impact  the 
level  of  service  at  the  intersection.    If  traffic  flow  were  to  deteriorate 
sufficiently  in  the  future,  signal ization  of  the  intersection  would  mitigate 
the  impacts  and  allow  the  streets  to  accommodate  the  potential  traffic 
increase.*    The  additional  peak  hour  traffic  demand  generated  under  the  more 
realistic  scenario  could  be  accommodated  by  the  existing  street  capacities. 

Parking  Impacts:    The  theoretical  potential  housing  development  could  bring  a 
total  of  440  more  vehicles  demanding  daily  overnight  parking  storage.  The 
more  realistic  projection  of  32  -  64  units  would  generate  an  overnight  parking 
demand  of  35  -  65  more  vehicles. 

The  current  on-street  parking  supply  for  the  24th  Street  district  totals  282 
spaces.    The  estimated  off-street  parking  supply  totals  299  spaces. 
Therefore,  the  current  on  and  off-street  parking  supply  is  estimated  at  581 
spaces  (as  of  v3anuary,  1983).    In  the  area  within  a  2-block  radius  of  the 
district,  the  on-street  parking  supply  was  estimated  at  2375  spaces. 

The  proposed  residential  off-street  parking  requirement  would  exempt  the  first 
four  housing  units  from  any  parking  requirement.    Under  this  requirement,  the 
potential  new  housing  units  could  be  added  without  provision  of  additional 
parking.    Thus,  the  potential  vehicles  would  have  to  park  on  24th  Street  or 


*The  above  analysis  was  supported  and  verified  by  David  Feltham,  Transit 
Planner,  Department  of  City  Planning  and  Gilbert  Sams,  Bureau  of  Traffic 
Engineering,  Department  of  Public  Works. 
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nearby  streets  overnight.    A  DCP  survey  of  critical  blocks  within  the  24th 
Street  area  on  a  Saturday  afternoon  (1-3  p.m.)  indicated  a  97%  occupancy  of 
the  "legal"  on-street  supply.    Using  this  occupancy  rate,  an  estimated  70 
on-street  spaces  would  be  available  during  the  period  of  peak  commercial  and 
residential  demand,  leaving  an  excess  demand  of  370  vehicles  if  the 
theoretical  maximum  buildout  were  realized  (this  is  a  high  estimate,  in  light 
of  the  fact  that  the  most  densely  developed  blocks  were  surveyed  and  the  new 
residents  would  not  all  seek  parking  at  the  same  time).    However,  the  more 
realistic  projected  increase  in  new  residents'  vehicles  could  be  accommodated 
by  the  estimated  on-street  parking  supply. 

If  an  unexpected  building  boom  were  to  occur  on  24th  Street,  excess  demand 
over  the  occupied  on-street  spaces  could  be  accommodated  if  arrangements  were 
established  whereby  some  off-street  spaces  in  private  garages  and  business 
lots  were  shared  (daytime  use  for  commercial  uses,  nighttime  use  for 
residential  uses).    A  residential  parking  sticker  program  could  be  instituted 
for  an  area  around  24th  Street  to  discourage  workers  and  long-term  shoppers 
from  using  the  side  streets  for  long-term  parking  during  the  day. 

Transit  Impacts:    Maximum  residential  development  under  the  proposed  controls 
would  increase  peak  hour  MUNI  use  by  85  person  trips.    The  existing  transit 
lines  serving  24th  Street  are  expected  to  De  able  to  handle  the  additional 
person  trips.    The  85  new  person  trip  would  not  significantly  add  to  the 
current  ridership  relative  to  capacity.    Ridership  on  MUNI  without  the 
additional  development  is  expected  to  rise  over  the  next  5  years;  the 
additional  development  would  not  contribute  significantly  to  the  existing  and 
future  overcrowded  conditions.    The  more  realistic  scenario  would  have 
negligible  effects  on  transit  capacity. 

Noise 

If  new  residential  development  were  to  take  place  as  a  result  of  the  proposed 
controls,  construction  noise  from  such  development  would  be  assessed  on  a 
site-specific  basis. 

Potential  increases  in  vehicular  operational  noise  could  result  from  the 
possible  traffic  increases.    The  additional  noise  would  amount  to  an 
insignificant  proportion. 
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The  uses  permitted  as  a  principal  or  conditional  use  under  the  proposed 
controls  would  be  compatible  with  existing  noise  levels,  estimated  at  70  dBA. 
According  to  the  Environmental  Protection  Element  of  the  Comprehensive  Plan, 
"commercial  retail,  movie  theaters  and  restaurants  can  enter  an  area  with  such 
noise  levels  only  after  a  detailed  noise  analysis  has  been  done  and  necessary 
noise  insulation  has  been  completed."  Residential  development  requires  more 
stringent  review  and  would  require  sufficient  noise  insulation  to  shield  the 
residents  from  disturbances. 

Air  Quality  and  Climate 

Potential  increase  in  vehicular  traffic  could  generate  additional  daily 
pollutant  emissions.    The  extent  of  traffic  impacts  and  thus  the  air  quality 
impacts  under  the  proposed  use  controls  is  indeterminable.    The  potential  new 
housing  development  if  built  would  increase  the  vehicular  traffic  on  the 
street.    As  the  traffic  impacts  discussion  indicated,  the  level  of  service 
would  not  change  if  the  new  housing  were  developed.    Consultation  with  BAAQMD 
indicates  that  since  the  potential  increase  in  vehicular  traffic  would  not  be 
significant,  the  resulting  potential  increase  in  emissions  would  not  be 
measurable.* 

Utilities  and  Public  Services 

Energy  and  water  consumption  could  potentially  increase  if  more  residential 
units  were  built  and  more  people  moved  into  the  district.    The  residential 
uses  would  involve  consumption  of  water  and  energy,  and  the  potential  addition 
in  vehicular  trips  could  involve  more  energy  consumption.    It  is  expected  that 
the  existing  power  and  water  lines  could  accommodate  the  possible  increased 
demand  for  power  and  water.    Given  the  insignificance  of  the  potential 
increase  in  vehicular  traffic,  it  is  expected  that  the  energy  consumed  by  the 
additional  vehicular  trips  would  also  be  insignificant. 


*Source:  Telephone  interviews,  Sally  Freedman,  Bay  Area  Air  Quality 
Management  District,  October,  1982  and  March,  1983. 
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CONCLUSION 


Mitigation  Measures 

The  following  mitigation  measures  are  included  in  the  project: 

1)  The  use  definitions  and  the  use  limitations  described  in  Section  703 
include  requirements  and  restrictions  that  protect  against  nuisances 
and  other  environmental  effects  such  as  noise,  traffic,  odors,  fumes, 
etc. 

2)  If  a  significant  amount  of  housing  were  built  under  the  proposed 
controls,  thereby  bringing  a  large  number  of  vehicles,  the  parking 
problems  could  be  mitigated  by  establishing  shared  arrangements  for 
private  garages  and  business  parking  lots.    In  addition,  a  residential 
parking  sticker  program  could  be  instituted  to  discourage  workers  from 
parking  their  vehicles  on  the  side  streets  for  extended  periods. 

Mandatory  Findings  of  Significance 

The  project  has  possible  environmental  effects  which  are  individually 
limited.    These  effects  are  not  considered  to  nave  any  significant  cumulative 
effect  such  that  the  environment  would  suffer  any  adverse  effects  as  a  result 
of  the  proposed  zoning  controls.    The  analysis  presents  discussions  based  on 
both  theoretical  and  more  realistic  scenarios,  which  indicate  that  the 
potential  impacts  of  the  proposed  controls  would  not  be  substantial  relative 
to  the  existing  environment  and  trends  of  change  in  that  environment. 
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ENVIRONMENTAL  EVALUATION  CHECKLIST 
(Initial  Study) 

File  No:     83.26EZT   Title:  24th  street  -  Noe  Valley  Neighborhcxpd  Coinmercial  District 

Street  Address:  Ml  RC-i  zoned  portions  of  24th  St.  in  Assessor's  Block/Lot:  varied 

the  Noe  Valley   (See  i^pendix  A)  (see  Appendix  A) 

Initial  Study  Prepared  by:    l.  Yamauchi  

A.  COMPATIBILITY  WITH  EXISTING  ZONING  AND  PLANS.    Could  the  project:     YES  N0_   

1.  Require  a  variance,  special  authorization,  or  change  to  the 

City  Planning  Code  or  Zoning  Map?  x   

*2.  Conflict  with  the  Comprehensive  Plan  of  the  City  and  County 

of  San  Francisco?    x  x 

*3.  Conflict  with  any  other  adopted  environmental  plans  and 

goals  of  the  City  or  Region?    x   

B.  ENVIRONMENTAL  EFFECTS.    Could  the  project: 
1.  Land  Use 


*a.  Disrupt  or  divide  the  physical  arrangement  of  an 
estab.l  ished  communi  ty? 


X  X 


b.  Have  any  substantial  impact  upon  the  existing  character 

of  the  vicinity?   , 

2.  Visual  Quality 

*a.  Have  a  substantial,  demonstrable  negative  aesthetic  effect?    _x_  _k_ 

b.  Substantially  degrade  or  obstruct  any  scenic  view  or  vista 

now  observed  from  public  areas?     

c.  Generate  obstrusive  light  or  glare  substantially 

impacting  other  properties?    x   

3.  Population 

*a.  Induce  substantial  growth  or  concentration  of  population?    y  y 

*b.  Displace  a  large  number  of  people  (involving  either 

housing  or  employment)?    x__  _x_ 

c.  Create  a  substantial  demand  for  additional  housing  in 

San  Francisco,  or  substantially  reduce  the  housing  supply?    x_ 

4.  Transporta ti on/Ci rcul ati on 

*a.  Cause  an  increase  in  traffic  which  is  substantial  in 

relation  to  the  existing  traffic  load  and  capacity  of  the 

street  system?    jc_>  JL. 

b.  Interfere  with  existing  transportation  systems,  causing 
substantial  alterations  to  circulation  patterns  or  major 
traffic  hazards?  x 


*  Derived  from  State  EIR  Guidelines,  Appendix  G,  normally  significant  effect. 


-  131  - 


ED3.1:,  12/82 


(2) 


c.  Cause  a  substantial  increase  in  transit  demand  which  cannot 
be  accommodated  by  existing  or  proposed  transit  capacity? 

d.  Cause  a  substantial  increase  in  parking  demand  which 
cannot  be  accommodated  by  existing  parking  facilities? 

5.  Noise 

*a.  Increase  substantially  the  ambient  noise  levels  for  ad- 
joining areas? 

b.  Violate  Title  25  Noise  Insulation  Standards,  if 
applicable? 

c.  Be  substantially  impacted  by  existing  noise  levels? 

6.  Air  Quality/Climate 

*a.  Violate  any  ambient  air  quality  standard  or 

contribute  substantially  to  an  existing  or  projected 
air  quality  violation? 

*b.  Expose  sensitive  receptors  to  substantial  pollutant 
concentrations? 

c.  Permeate  its  vicinity  with  objectionable  odors? 

d.  Alter  wind,  moisture  or  temperature  (including 
sun  shading  effects)  so  as  to  substantially  affect 
public  areas,  or  change  the  climate  either  in  the 
community  or  region? 

7.  Utilities /Public  Services 

*a.  Breach  published  national,  state  or  local  standards 
relating  to  solid  waste  or  litter  control? 

*b.  Extend  a  sewer  trunk  line  with  capacity  to  serve 
new  development? 

c.  Substantially  increase  demand  for  schools,  recreation 
or  other  public  facilities? 

d.  Require  major  expansion  of  power,  water,  or 
communications  facilities? 

8.  Biology 

*a.  Substantially  affect  a  rare  or  endangered  species 
of  animal  or  plant  or  the  habitat  of  the  species? 

*b.  Substantially  diminish  habitat  for  fish,  wildlife  or 
plants,  or  interfere  substantially  with  the  movement 
of  any  resident  or  migratory  fish  or  wildlife  species? 

c.  Require  removal  of  substantial  numbers  of  mature, 
scenic  trees? 

9.  Geol oqy /Topography 

*a.  Expose  people  or  structures  to  major  geologic  hazards 
(slides,  subsidence,  erosion  and  liquefaction). 

b.  Change  substantially  the  topography  or  any  unique 
geoloQic  or  physical  features  of  the  site? 


-  132  - 


(3) 


YES     NO  DISCUSSED 


10.  Water 

*a.  Substantially  degrade  water  quality,  or  contaminate  a 
public  water  supply? 

.  *b.  Substantially  degrade  or  deplete  ground  water  resources, 
or  interfere  substantially  with  ground  water  recharge? 

*c.  Cause  substantial  flooding,  erosion  or  siltation? 

11.  Energy/Natural  Resources 

*a.  Encourage  activities -which  result  in  the  use  of  large 
amounts  of  fuel,  water,  or  energy,  or  use  these  in  a 
wasteful  manner? 

b.  Have  a  substantial  effect  on  the  potential  use, 
extraction,  or  depletion  of  a  natural  resource? 

12.  Hazards 

*a.  Create  a  potential  public  health  hazard  or  involve  the 
use,  production  or  disposal  of  materials  which  pose  a 
hazard  to  people  or  animal  or  plant  populations  in  the 
area  affected? 

*b.  Interfere  with  emergency  response  plans  or  emergency 
evacuation  plans? 

c.  Create  a  potentially  substantial  fire  hazard? 

13.  Cultural 

*a.  Disrupt  or  adversely  affect  a  prehistoric  or  historic 
archaeological  site  or  a  property  of  historic  or  cultural 
significance  to  a  community  or  ethnic  or  social  group; 
or  a  paleontological  site  except  as  a  part  of  a  scientific 
study? 

*b.  Conflict  with  established  recreational,  educational, 
religious  or  scientific  uses  of  the  area? 

c.  Conflict  with  preservation  of  any  buildings  of  City 
landmark  quality? 

C-  OTHER 

Require  approval  of  permits  from  City  Departments  other 
than  DCP  or  BBI,  or  from  Regional,  State  or  Federal  Agencies? 


X 


X 


X 

X 


X 

X  •' 

X 


YES     NO      N/A  DISCUSS! 


D.  MITIGATION  MEASURES 


1.  If  any  significant  effects  have  been  identified,  are  there 

ways  to  mitigate  them?  ^    

2.  Are  all  mitigation  measures  identified  above  included 

in  the  project?    _x_ 


X 
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YES     NO  DiSCU! 

E.  MANDATORY  FINDINGS  OF  SIGNIFICANCE 

*1.  Does  the  project  have  the  potential  to  degrade  the  quality  of 
the  environment,  substantially  reduce  the  habitat  of  a  fish  or 
wildlife  species,  cause  a  fish  or  wildlife  population  to  drop 
below  self-sustaining  levels,  threaten  to  eliminate  a  plant 
or  animal  community,  reduce  the  number  or  restrict  the  range  of 
a  rare  or  endangered  plant  or  animal,  or  eliminate  important 
examples  of  the  major  periods  of  California  history  or  pre- 
history?   X  .   

*2.  Does  the  project  have  the  potential  to  achieve  short-term, 
to  the  disadvantage  of  long-term,  environmental  goals? 

*3.  Does  the  project  have  possible  environmental  effects 
which  are  individually  limited,  but  cumulatively 
considerable?    (Analyze  in  the  light  of  past  projects, 
other  current  projects,  and  probable  future  projects.) 

*4.  Would  the  project  cause  substantial  adverse  effects  on 
human  beings,  either  directly  or  indirectly? 

*5.  Is  there  a  serious  public  controversy  concerning  the 
possible  environmental  effect  of  the  project? 

F.  ON  THE  BASIS  OF  THIS  INITIAL  STUDY: 


I  find  the  proposed  project  COULD  NOT   have  a  significant  effect  on  the 
environment,  and  a  NEGATIVE  DECLARATION  will  be  prepared  by  the  Department 
of  City  Planning. 

I  find  that  although  the  proposed  project  could  have  a  significant  effect  on 
the  environment,  there  WILL  NOT  be  a  significant  effect  in  this  case  because 
the  mitigation  measures,  numbers  i  -  2  ,  in  the  discussion  have  been 
included  as  part  of  the  proposed  project.    A  NEGATIVE  DECLARATION  will  be 
prepared. 

I  find  that  the  proposed  project  MAY  have  a  significant  effect  on  the 
environment,  and  an  ENVIRONMENTAL  IMPACT  REPORT  is  required. 


Robert  W.  Passmore 
Assistant  Director  of  Planning 
Impl  ementation 
(Zoning  Administrator) 


for 


Dean  L.  Maoris 
Director  of  Planning 


Date:  March    ift.  1983 
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CHAPTER  VII 
ECONOMIC  ASSESSMENT 


BACKGROUND 

As  part  of  the  Neighborhood  Commercial  Rezoning  Study  the  Department  of  City 
Planning  hired  Recht  Hausrath  and  Associates  to  develop  a  practical 
methodology  to  assess  the  potential  economic  impacts  of  proposed  zoning 
controls  for  individual  neighborhood  commercial  districts.    This  proposed 
methodology  was  presented  in  a  report  prepared  by  Recht  Hausrath  and 
Associates  for  the  Department  entitled  Economic  Assessment  and  Proposed 
Methodology,  published  in  February  1983.    The  proposed  methodology  is 
presented  in  two  parts. 

The  first  part,  a  conceptual  methodology  describes  the  potential  economic 
impacts  of  possible  control  changes  on  specific  economic  issues.  This 
discussion  identifies  the  important  economic  issues  and  the  range  of  possible 
economic  effects  which  could  result  from  zoning  control  changes.    It  explains 
how  to  evaluate  these  economic  impacts.    A  complete  explanation  and  summary  of 
the  potential  economic  impacts  can  be  found  in  the  full  economic  report. 

The  second  part  presents  a  practical  methodology  for  assessing  the  potential 
economic  impacts  of  a  specific  set  of  controls  for  the  24th  Street  and  then 
considering  the  interdistrict  effects.    Worksheets  have  been  prepared  to 
evaluate  the  potential  economic  effects  of  proposed  control  changes  in  the 
context  of  various  land  use  and  economic  market  conditions. 

The  methodology  does  not  provide  a  formula  to  calculate  potential  economic 
impacts  in  quantitative  terms.    Because  of  the  complexities  of  the  highly 
dynamic  economic  system  it  is  not  possible  to  quantitatively  describe  and 
model  all  tne  relevant  factors  involved.    Instead,  the  approach  is  to  identify 
important  economic  impact  categories  and  then  evaluate  if  the  proposed  control 
changes  could  have  an  impact  on  these  categories  given  both  the  individual 
district  characteristics  and  overall  market  conditions.    This  methodology  is 
intended  to  provide  a  qualitative  assessment  of  the  potential  economic  impacts 
in  a  district  by  first,  evaluating  if  the  impacts  are  either  "unlikely", 
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"possible",  "likely"  or  "potentially  significant"  and  then  an  provide 
understanding  of  why  such  an  effect  is  expected. 

This  chapter  is  divided  into  three  sections: 

t     the  Methodology,  which  summarizes  the  general  overall  approach  and 

scope  of  the  economic  assessment;  and 
§     the  Economic  Assessment,  which  presents  the  potential  economic  impacts 

of  the  proposed  control  changes  for  24th  St.;  and 
t     An  Interdistrict  Perspective,  which  provides  a  brief  look  at  the 

possible  effects  changes  in  the  24th  Street  controls  could  have  on 

commercial  activity  in  other  districts. 

METHODOLOGY 

The  24th  Street-Noe  Valley  economic  assessment  is  organized  by  zoning  control 
category.  The  zoning  control  categories  considered  herein  include  only  those 
controls  which  could  possibly  have  some  economic  impact  on  three  specific 
impact  areas--new  construction,  commercial  expansion  in  existing  buildings, 
and  type,  location  and  mix  of  commercial  uses. 

The  controls  which  could  have  an  economic  impact  include  rear  yards, 
residential  off-street  parking,  dwelling  unit  density,  square  footage  per 
establishment,  upper  story  commercial  uses,  eating  and  drinking 
establishments,  financial  offices,  places  of  entertainment  and  movie  theaters, 
and  cabarets.    For  the  full  detailed  discussion  and  analysis  of  the  economic 
impact  categories  and  controls  which  could  effect  them  see  the  full  Economic 
Assessment  and  proposed  Methodology  report.  Chapter  4. 

The  economic  assessment  is  displayed  within  the  context  of  district 
worksheets.    These  worksheets  have  been  developed  for  use  in  testing  the 
effects  of  proposed  zoning  controls.    First,  consideration  is  given  to  whether 
the  proposed  control  represents  a  change  in  zoning  for  24th  Street. 

This  assessment  is  based  on  the  fundamental  assumption  that  economic  effects 
which  could  be  caused  by  the  rezoning  must  be  attributable  to  changes  in  the 
controls.    Thus  if  certain  controls  do  not  change,  there  would  be  no  impact. 
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On  the  district  worksheet  both  the  proposed  control  and  the  change  is  noted. 

The  existing  24th  Street  RC-1  controls  are  compared  to  the  proposed  controls. 
In  addition,  the  interim  Special  Use  District  controls,  in  effect  on  the 
street  for  the  past  three  years,  are  also  noted  and  the  change  is  documented 
on  the  worksheet.    This  is  important  because  in  many  instances  the  proposed 
controls  represent  a  change  from  the  underlying  RC-1  district  but  not  from  the 
existing  SUU  overlay.    A  full  historical  zoning  perspective  for  24th  Street 
can  be  found  in  Chapter  II  of  this  report. 

If  a  change  in  control  is  identified,  a  number  of  24th  Street  district 
conditions  and  trends  are  detailed.    This  list  of  conditions  identifies  the 
pertinent  land  use  characteristics  and  recent  trends  on  the  street  which  could 
influence  the  economic  impact  category.    The  complete  district  information 
used  to  complete  this  section  of  the  worksheet  can  be  found  in  Chapter  III  of 
this  report. 

Although  not  detailed  in  a  separate  column,  this  assessment  is  considered  in 
light  of  current  market    conditions.    Examples  of  the  market  factors 
considered  in  this  analysis  include,  the  current  cost  of  construction,  real 
estate  market  and  business  climate.    For  each  of  the  proposed  control  changes, 
these  specific  district  conditions  are  evaluated  in  light  of  these  market 
factors. 

After  reviewing  the  conditions,  trends,  and  market  factors.  The  following 
scale  was  used: 

NC  =  No  change  in  controls 
N  =  No  impact  likely 
P  =  Possible  impact 
S  =  Potential  significant  impact 

The  district  worksheets  have  two  columns  explaining  the  impacts  of  the 
proposed  controls.    The  first  titled  "Implication  of  Proposed  Control  on 
Impact  Category"  identifies  the  impact  at  the  site  level,  from  the  perspective 
of  the  property  owner,  developer  or  businessperson  in  terms  of  the  expected 
returns  or  feasibility  of  the  project.    The  next  column  explaining  impacts  is 
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titled  "District  Effects"  and  identifies  the  significance  of  the  impact  in 
terms  of  potential  differences  which  could  result  in  the  district  due  to  the 
proposed  controls.    Both  aspects  represent  economic  impacts. 

Completing  the  economic  assessment  of  the  proposed  controls  for  24th  Street  is 
a  consideration  of  interdistrict  effects.    These  effects  are  displayed  on 
interdistrict  worksheets  included  at  the  end  of  this  chapter.    Since  the 
process  is  very  difficult  to  model,  the  approach  here  is  to  group  neighboring 
commercial  districts  which  have  some  similar  characteristics  and  geographic 
proximity  to  24th  Street  and  to  then  assess  the  potential  implications  of  the 
overall  24th  Street  district  effects  on  this  neighboring  group. 

The  economic  assessment  and  methodology  applied  to  24th  Street  does  not 
provide  formulas  or  equations  to  calculate  the  definitive  answer  in 
determining  the  economic  impacts  in  quantitative  terms.    It  has  been 
determined  by  our  consultants,  Recht  Hausrath  and  Associates  that  this  type  of 
approach  is  not  workable. 

Instead,  this  assessment  presents  an  evaluation  of  possible  economic  impacts 
which  could  occur  on  24th  Street  due  to  the  proposed  rezoning  based  on  a 
consideration  of  the  changes  proposed  and  the  characteristics  of  this  district 
in  light  of  general  market  conditions.    The  result  is  a  qualitative 
description  of  whether  effects  of  different  types  are  possible  or  unlikely. 
Although  general  in  nature  tnis  discussion  does  define  the  range  of 
possibilities  which  could  occur  because  of  the  proposed  controls. 

The  potential  economic  impacts  described  herein  can  be  viewed  as  either 
beneficial  or  undesirable  depending  on  the  reader's  particular  interest  in  the 
community.    Chapter  IV  of  this  report  discusses  the  various  neighborhood 
concerns  in  Noe  Valley.    Staff  has  attempted  to  address  the  full  range  of 
community  interests  in  the  evaluation  of  possible  impacts  and  discussion  of 
district  effects. 

ECONOMIC  ASSESSMENT 

The  economic  assessment  for  24th  Street-Noe  Valley  is  based  on  the  differences 
established  between  the  proposed  controls  and  the  existing  RC-1  zoning  with 
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consideration  given  to  the  interim  special  use  district  overlay  controls  which 
have  been  in  effect  for  three  years. 

The  findings  displayed  on  the  district  worksheets  included  at  the  end  of  this 
chapter  reveal  that  no  significant  economic  impacts  are  expected  on  ?4th 
Street  as  a  result  of  the  proposed  controls.    This  can  be  attributed  primarily 
to  the  fact  that  those  controls  which  have  the  greatest  potential  affect  on 
the  impact  categories  do  not  represent  significant  changes  from  the  underlying 
zoning    (eg.  RC-1  has  both  rear  yard  and  upper  story  commercial  controls). 
There  are  some  instances  where  the  proposed  controls  are  not  as  restrictive  as 
the  existing  standards.    These  proposed  control  changes  include:  permitting 
projecting  business  signs,  awnings,  trade  shops,  and  parcel  delivery  services, 
now  prohibited  under  the  existing  RC-1  zoning. 

Other  proposed  controls  which  do  represent  a  change  from  the  RC-1  zoning  are 
simply  recommendations  to  make  permanent  the  existing  interim  special  use 
controls,  in  effect  for  the  past  three  years  on  24th  Street.    The  potential 
impacts  can  be  anticipated  by  reviewing  the  special  use  data  which  has  been 
maintained  over  this  time  and  included  in  Chapter  III  of  this  report. 

The  impacts  of  zoning  changes  can  be  described  in  terms  of  how  different 
interests  in  the  community  would  be  affected.    Often  what  is  a  viewed  as 
desirable  by  one  group  can  be  viewed  by  another  group  as  undesirable  (eg. 
upper  story  commercial  controls  can  be  viewed  at  least  two  ways--either  as  a 
means  to  preserve  existing  housing  units  or  as  the  loss  of  opportunity  for 
commercial  growth  in  existing  buildings).    In  an  effort  to  address  most 
neighborhood  and  citywide  concerns,  the  discussion  includes  a  wide  range  of 
district  effects. 

INTERDISTRICT  EFFECTS 

To  complete  this  24th  Street  economic  assessment,  the  possibilities  of  shifts 
in  activity  among  districts  are  considered.    The  approach  used  here  is  to 
group  districts  neighboring  24th  Street  which  have  some  similar 
characteristics  and  then  consider  the  potential  implications  of  the  overall 
district  effects  on  the  neighboring  districts. 
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The  following  list  is  the  group  of  neighborhood  commercial  districts 
considered  in  this  interdistrict  assessment: 


24th  Street-Mission 


C-2,  Special  Use  District 
C-2/C-M,  Special  Use  District 
RC-1 


Valencia  Street 


Church  Street  clusters 


Castro  Street-Eureka  Valley 
Upper  Market  Street  West 


C-2,  Special  Use  District 
C-2,  Special  Use  District 


All  in  the  same  general  location  of  the  city,  with  similar  interim  special  use 
district  zoning  controls,  each  neighboring  district  varies  in  its  similarity 
to  the  24th  Street-Noe  Valley  district.    For  example,  24th  Street-Mission,  the 
closest  in  physical  proximity  to  the  subject  district  has  a  similar  citywide, 
specialty  market  orientation  but  serves  somewhat  different  goods  to  different 
customers. 

Consideration  of  potential  shifts  in  commercial  activity  are  considered  on  a 
comparative  basis.    Beginning  with  the  impact  ratings  from  the  district 
worksheets,  possible  shifts  among  districts  are  considered.    Where  there  is  no 
change  proposed  or  the  change  is  not  likely  to  generate  impacts  on  24th  Street 
there  would  not  be  shifts  to  other  districts  because  of  the  proposed  zoning 
changes.    However,  if  there  are  changes  proposed  which  could  have  impact, 
shifts  could  occur,  and  these  are  considered.    An  impact  rating  is  reported 
for  every  control  change  that  could  result  in  some  shift  of  commercial 
activity  in  a  neighboring  district.    These  ratings  can  be  found  on  the 
interdistrict  worksheets  located  at  the  end  of  this  chapter. 

The  results  of  the  assessment  show  that  no  significant  shift  in  commercial 
activity  in  neighboring  districts  is  expected  because  of  the  proposed  control 
changes.    This  can  be  primarily  attributed  both  to  current  market  conditions 
and  to  the  fact  that  most  of  these  neighboring  districts  are  special  use 
districts  with  the  similar  controls. 
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APPENDIX  A 

DETAILED  DESCRIPTION  OF  EXISTING  AND  PROPOSED  BOUNDARIES 


EXISTING  DISTRICT  BOUNDARIES 

The  existing  24th  Street-Noe  Valley  neighborhood  commercial  district  is 
comprised  of  162  different  lots  which  are  distributed  throughout  16  blocks,  as 
listed  in  Table  A-1  and  shown  on  Figure  A-1. 

TABLE  A-1 
24TH  STREET-NOE  VALLEY 
DISTRIBUTION  OF  LOTS  IN  THE 
EXISTING  RC-l/SPECIAL  USE  DISTRICT 

Block       Lots  Individual  Lot  Numbers  

2830  1  8 

2831  18  5,  6,  7,  8,  9,  10,  11,  12,  13,  14,  15,  16,  17,  18, 

18A,  19,  20,  21 

3650  4  18,  19,  21,  22 

3651  9  14,  15,  16,  17,  18,  19,  20,  21,  22 

3652  8  12,  13,  16,  17,  18,  44,  45,  46 

3654  12  6,  7,  7A,  8,  9,  15,  16,  17,  19,  28,  40,  41 

3656         16  8,  8A,  9,  10,  11,  12,  14,  15,  17,  18,  19,  20,  21,  22, 

25,  44 

6505  4  1,  2,  3,  4 

6506  26  1,  2,  3,  4,  5,  6,  7,  29,  30,  31,  32,  33,  34,  35,  36, 

37,  38,  39,  40,  41,  42,  42A,  43,  44,  45,  46 

6507  19  1,  13A,   14,  15,  16,  17,  18,  19,  20,  21,  22,  24,  27, 

28,  29,  30,  31,  32,  35 

6508  19  1,  25,  26,  27,  28,  28A,  29,  30,  31,  31A,  32,  33,  34, 

35,  36,  37,  38,  39,  40 

6509  16  1,  2,  20,  20A,  21,  22,  23,  28,  29,  35,  35A,  36,  37, 

38,  39,  40 

6510  6  21,  22,  22A,  23,  23A,  23B 

6538  1  25 

6539  3  1,  2,  2A 
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RECOMMENDED  ADDITIONS  TO  THE  DISTRICT  BOUNDARIES 

CliapLer-  V  discusses         rdLiun<ili.'  l)ohincl  tfie  mod  i  I  ic.iLions  lu  Lho  existing 
district's  boundaries.    The  Department  recommends  that  two  commercially-used 
but  resi denti al iy-zoned  parcels  adjacent  to  the  commercial  district  be 
incorporated  into  the  24th  Street-Noe  Valley  neighborhood  commercial 
district.    The  addition  of  the  existing  an  RC-l-zoned  cluster  located  at  24th 
and  Douglass  Streets  is  also  recommended.    Table  A-2  profiles  the  lot-specific 
land  uses  of  all  the  proposed  boundary  changes. 

The  inclusion  of  these  residential/commercial  lots  increases  the  inventory  of 
land  uses  in  tne  24th  Street-Noe  Valley  neighborhood  commercial  district  by 
adding:     three  ground  story  business  offices,  two  full-service  restaurants, 
and  two  cinimdl-rel ated  (other  retail-miscellaneous)  storef ronts--a  pet  shop 
and  a  grooming  parlor.    Twenty-nine  more  residential  units  are  also  added  to 
the  district  distributed  as  follows:    five  on  the  ground  story;  fifteen  on  the 
second  story;  and  nine  on  the  third  story  or  above. 

RECOMMENDED  DELETIONS  FROM  THE  DISTRICT  BOUNDARIES 

Along  with  the  proposed  additions  to  the  district.  Chapter  V  also  recommended 
that  three  commercially-zoned  residential  lots  be  rezoned  from  RC-1  to  RH-2. 
Table  A-2  also  presents  lot-specific  land  use  information  for  the  parcels 
being  recommended  for  deletion. 

The  recommendation  to  delete  the  specified  residential  lots  near  the  edges  of 
the  district  decreases  the  inventory  of  residential  units  in  the  24th  Street- 
Noe  Valley  neighborhood  commercial  district  by  ten  units:    one  on  the  ground 
story,  five  on  the  second  story,  and  four  units  on  the  third  story. 

REVISED  LAND  USE  DATA 

Table  A-4  compares  the  land  uses  under  the  existing  24th  Street  commercial 
boundaries  with  the  land  uses  that  would  result  from  the  proposed  boundary 
changes.    Figure  A-2  graphically  depicts  the  boundaries  being  recommended  for 
the  24th  Street-Noe  Valley  neighborhood  commercial  district  in  addition  to  the 
specifying  those  parcels  which  have  been  added  or  deleted. 
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TABLE  A-2 
24TH  STREET-NOE  VALLEY 
PROPOSED  BOUNDARY  MODIFICATIONS 


Block  Lot 


Address 


Current  Land  Use 


RECOMMENDED  ADDITIONS 

Adjacent  Non-Conforming  Uses  (RH-2) 

2831       4A         1238-44  Castro 


6510 


20 


1209-11  Church 


2  ground  story  business  offices 

2  second  story  apartments 

2  third  story  apartments 

1  ground  story  business  office 

1  second  story  apartment 


RC-1  Cluster  at  Douglass  and  24th 

2830       25         4288-98  24th, 

733-41  Douglass 


6504 


6508 


48 


4301  24th, 
800-04  Douglass 


4291-99  24th, 
801-07  Douglass 


1  full-service  restaurant 
1  pet  shop 

1  ground  story  dwelling 
7  second  story  apartments 
7  third  story  apartments 

1  full-service  restaurant 
1  ground  story  dwelling 
1  second  story  flat 

1  pet  grooming  service 

3  ground  story  apartments 

4  second  story  apartments 


RECOMMENDED  DELETIONS 

Diamond  South  of  24th  (Zone  to  RH-2) 

6506       44        821  Diamond 


6506  45 


821  Diamond 


2  second  story  apartments 
2  third  story  apartments 

2  second  story  apartments 
2  third  story  apartments 


Castro  North  of  24th  (Zone  to  RH-2) 

3656       25         1231  Castro 


1  ground  story  flat 
1  second  story  flat 
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TABLE  A-4 
24TH  STREET-LAND  USE  INVENTORY 
EXISTING  VERSUS  PROPOSED  BOUNDARIES 


Lx  i  •> 

1,  IIKJ 

1' 

ro|)()M'tl 

Ldnd  Use  Categories 

Boundaries 

Boundaries 

mMMCDPTAI  IICCC 
LUnrltKLlML  Uoto 

194 

RETAIL  SALES  AND  PERSONAL  SEKvICES 

153 

1  I  7 

157 

LaLing  ana  unnKing  tstao  n  snrnenLS 

35 

37 

KeSLdurdnLS  ana  laKe-uut  rooas 

29 

31 

Bars 

6 

6 

tntertai nment  without  Food  or  Liquor 

U 

U 

Total  Entertainment  Permits 

1  u 

^  1  U 

Tnt^l    Dn   <\itp  Zilrnhnl  "naIpc 
luuui   un  —  jiLc  Mit-Uiiui  oaico 

Groceries,  Liquor  Stores 

17 

17 

General  Groceries 

6 

6 

Specialty  Groceries 

6 

6 

Liquor  Stores 

b 

5 

lotai  UTT-oite  Alconoi  oaies 

*1 5 

*1 5 

Other  Retail  Sales  and  Personal  Services 

101 

103 

Antique,  Second-Hand  Stores 

1 

1 

Automotive 

3 

3 

Home  Furnishings,  Appliances,  &  Repair 

2 

2 

Beauty,  Hair 

17 

17 

Books,  Stationary,  Records,  etc. 

8 

8 

Clothes,  Accessories,  Shoes,  &  Repair 

20 

20 

Florist,  Nursery 

4 

4 

Gallery,  Framing 

3 

3 

Gifts 

6 

6 

Hardware,  Building  Materials 

2 

2 

Laundry,  Dry  Cleaning 

9 

9 

Pharmacy,  Variety,  Dept.,  Discount 

4 

4 

Photo,  Art  Supplies,  Studios 

5 

5 

Trade  Shops 

4 

4 

Vacant  Storefronts 

ucner  Ketai  i  oaies  ana  services 

7 

9 

Urr 1 Lto 

38 

41 

Financial  Offices 

4 

4 

Business  Offices 

21 

24 

Medical  Offices 

6 

6 

Social  Services 

3 

3 

Vacant  Offices 

4 

4 

OTHER  COMMERCIAL 

3 

2 

RESIDENTIAL  USES 

392 

412 

GROUND  STORY  AND  BELOW 

47 

51 

SECOND  STORY 

203 

214 

THIRD  STORY  AND  ABOVE 

141 

146 

GROUP  HOUSING 

1 

1 

INSTITUTIONAL  USES 

2 

2 

PARKING 

1 

1 

TOTAL  NUMBER  OF  USES  589  629 


*    Not  included  in  the  totals  to  avoid  double  counting. 
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APPENDIX  B 

NEIGHBORHOOD  GROUPS'  CONTROL  RECOMMENDATIONS 


In  May  1982,  each  of  the  four  neighborhood  groups  in  Noe  Valley  were  given 
informational  presentations  by  the  Department  of  City  Planning  concerning 
upcoming  plans  to  develop  a  set  of  permanent  zoning  controls  for  the  24th 
Street-Noe  Valley  neighborhood  commercial  district  that  would  meet  the 
specific  needs  of  that  area.    Input  from  these  groups  was  sought  to  assist 
staff  in  the  formulation  of  these  controls. 

At  that  time,  each  group  was  given  the  opportunity  to  select  the  controls  they 
believed  would  be  most  appropriate  for  the  district  from  a  standardized  set  of 
zoning  categories  and  control  alternatives.    Worksheets  were  distributed  that 
explained  the  various  zoning  categories,  the  existing  controls  for  those 
categories,  and  the  options  which  could  be  selected  for  permanent  controls. 
The  neighborhood  groups  subsequently  returned  the  sheets  containing  their  own 
specific  recommendations  for  permanent  controls  to  the  Department.  Their 
proposals  may  be  found  in  Table  B-1. 

However,  since  that  time,  the  proposal  presented  to  the  groups  has  changed 
considerably.    The  legislation  underwent  several  revisions  before  it  was 
finalized  in  January  1983  as  the  Proposed  Article  of  the  Planning  Code  for 
Neighborhood  Commercial  Districts.    As  a  result,  many  of  the  community  groups' 
recommendations  that  follow  do  not  correspond  with  those  of  the  Department,  as 
outlined  in  Chapter  V. 

For  example,  most  of  the  controls  in  this  report  are  listed  by  stories  (e.g. 
amusement  enterprises  are  permitted  on  the  ground  story;  not  permitted  on 
second  and  third  stories).    On  the  community  worksheets,  however,  the  only 
reference  to  controls  for  the  upper  stories  was  by  types  of  uses  (e.g.  retail 
uses,  offices,  institutions,  etc.). 

Additionally,  several  new  zoning  categories  have  subsequently  been  added  which 
the  community  groups  did  not  have  an  opportunity  to  respond  to.    A  comparison 
of  their  recommendations  in  Table  B-1  and  the  Department  recommendations  in 
Table  7  will  disclose  these  additions. 
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Zoning  Category 


TABLE  B-1 
24TH  STREET-NOE  VALLEY 
NEIGHBORHOOD  GROUPS'  CONTROL  RECOMMENDATIONS 
MAY  1982 


East  &  West     Business  &       Noe  Valley 
Friends  of     of  Castro        Professional  Merchants 
Noe  Val ley     Street  Club     Association  Association 


BUILDING  ENVELOPE 


Rear  Yards 


Residential  Off- 
Street  Parking 


Street  Trees 

Square  Footage  per 
Establ i  shment 


Drive-Up  Facility 

Outdoor  Activity 

General  Advertising 
Sign 


Required  at    Required  at 
grade;  no       grade;  no 
exceptions  exceptions 


1  space  per    1  space  per 


unit 

Required 

P  to  2500; 
then  C 

NP 

C 

NP 


unit 

Required 

P  to  2500; 
then  C 

NP 

C 

NP 


Required  at 
grade;  no 
exceptions 


No  spaces 
for  2  units 

Required 


P  to  2500 
then  C 

NP 

C 

NP 


Required  at 
lowest  level 
of  residential 


No  spaces 
for  2  units 

Required 


P  to  2500; 
then  C 

NP 

C 

NP 


VERTICAL  MIX 

Ground  Story-Retail 

Ground  Story-Service 

Ground  Story-Office 

Ground  Story- 
Institution 

Ground  Story- 
Residence 


P 
P 
P 

NP 


P  = 


Permitted  as  a 
Principal  Use 


C  = 


Permitted  as  a 
Conditional  Use 


NP  = 


Not 

Permi  tted 
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East  &  West     Business  &       Noe  Valley 
Friends  of      of  Castro         Professional  Merchants 
Zoning  Category  Noe  Valley      Street  Clul)      Association  Association 


Second  Story-Retai 1 

NP 

NP 

NP 

C 

Second  Story-Service 

NP 

NP 

NP 

p 

Second  Story-Office 

NP 

NP 

NP 

p 

Second  Story- 
Institution 

NP 

NP 

NP 

NP 

Second  Story- 
Residence 

P 

P 

P 

P 

Third  Story-Retail 

NP 

NP 

NP 

C 

Third  Story- Service 

NP 

NP 

NP 

C 

Third  Story-Office 

NP 

NP 

NP 

C 

Thira  Story- 
Institution 

NP 

NP 

NP 

NP 

Third  Story- 
Residence 

P 

P 

P 

P 

COMMERCIAL  USES 

Bar 

C 

p 

to  4;  C+ 

P 

to  4;  C+ 

P 

to  4;  C+ 

Restaurant 

C 

p 

to  16;  C+ 

P 

to  16;  C+ 

P 

to  16;  C+ 

Liquor  Store 

C 

p 

to  4;  C+ 

P 

to  4;  C+ 

P 

to  4;  C+ 

Movie  Theater 

C 

NP 

NP 

C 

to  1;  NP+ 

Amusement  Enterprise 

C/NP 

NP 

NP 

NP 

Arliilf   Fnt  prt  ;i  i  nmpn  t 

r\UUIU  L.MUClUUIIllllClll' 

Faci 1 ity 

NP 

NP 

NP 

NP 

Assembly  Faci 1 ity 

C 

NP 

C 

C 

Hotel  or  Motel 

c 

NP 

NP 

C 

to  1;  NP+ 

Permitted  as  a  p  _  Permitted  as  a  ^  Not 

Principal  Use  Conditional  Use  Permitted 
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East  &  West     Business  &       Noe  Valley 
Friends  of     of  Castro        Professional  Merchants 


Zoning  Category 

Noe  Val ley 

street 

Club 

Associ  ation 

Associ  ation 

Animal  Retail 
or  Clinic 

C 

NP 

C 

C 

Animal  Hospital 

C 

NP 

NP 

NP 

Kennel  or  Stable 

c 

NP 

NP 

NP 

Service  Station- 
Gas  Only 

c 

P 

P 

NP 

Gas  with  Minor  Repair 

C 

NP 

P 

P  to  2;  NP+ 

Auto  Repair  Faci 1 ity 

c 

NP 

NP 

C  to  1;  NP+ 

Automobi 1 e  Wash 

c 

NP 

NP 

NP 

Tire  Recapping 
Faci 1 ity 

NP 

NP 

NP 

NP 

Auto  Sale  or  Rental 

C 

NP 

NP 

NP 

Lot  for  Auto  Sale 
Rental 

c 

NP 

NP 

NP 

Parking  Garage  or  Lot 

c 

NP 

NP 

NP 

Parcel  Delivery 
Service 

c 

NP 

NP 

NP 

Laundry  Off-Site 
Dry  Cleaning 

P 

P 

P 

P 

On-Site  Dry  Cleaning 

c 

C 

C 

C 

Trade  Shop 

c 

NP 

C 

P 

Other  Retail  or 
Services 

p 

P 

P 

P 

OFFICES 

Financial  Office 

c 

P  to  4; 

NP+ 

P  to  4;  NP+ 

P  to  4;  C+ 

Other  Office 

c 

P 

P 

P 

p  ^  Permitted  as  a  p  ^  Permitted  as  a  ^  Not 

Principal  Use  Conditional  Use  Permitted 
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Zoning  Category 


East  &  West     Business  &       Noe  Valley 
Friends  of     of  Castro        Professional  Merchants 
Noe  Valley     Street  Club     Association  Association 


OTHER  USES 

Greenhouse  or  Nursery  C 

Truck  Gardening  C 

Mortuary  NP 

Public  Structure  C 

Utility,  Transpor- 
tation Facility  C 


P 

NP 
NP 
P 


P 

NP 
NP 
C 


C 

NP 
NP 

C 

NP 


WHOLESALING  AND 
MANUFACTURING 

Household  Storage 

Wholesaling,  Light 
Manuf acturi  ng 


NP 


NP 


NP 


NP 


NP 


NP 


NP 


HOUSING 

Dwel 1 ing  Density 


Group  Housing  or 
Residential  Hotel 


None 

Received 


1  unit  per 
800  sq.ft. 

lot  area 


NP 


1  unit  per 
600  sq.ft. 
lot  area 


NP 


1  unit  per 
600  sq.ft. 
lot  area 


INSTITUTIONS 

Hospital  C 

Residential  Care 

Facility  C 

Clinic-Outpatient  C 

Child-Care  Facility  C 

Schools  (all  types)  C 

Church,  Phi  1 anthrophic  C 


NP 

NP 
NP 
NP 
NP 
P 


NP 
C 

NP 

C 

C 

c 


NP 

NP 
NP 
NP 
NP 
NP 


P  = 


Permitted  as  a 
Principal  Use 


Permitted  as  a 
Conditional  Use 


NP 


Not 

Permi  tted 
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